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CHAPTER ONE
INTRODUCTION
BACKGROUND OF THE STUDY
The management of real estate investment for optimum returns is one of the fundamental areas in real estate profession. These returns may come either as regular income streams, or a lump sum; depending on whether the subject property is put for letting or is sold out rightly. In order to achieve this sole objective of the investor, an adequate property management schedule must be put in place for such real estate investment. Property Management, according to Wikipedia, is the operation, control and oversight of real estate as used in its most broad terms. The word Management indicates a need to be cared for. Monitored and accountability given to its useful life and condition. This is more akin to the role of management in any business.
One of the fundamental roles offered by Estate Surveyors as professionals is Property management. Other roles include valuation for all purposes, estate agency. Facilities management. Property marketing. Property development appraisal, and environmental management. In practice, the estate surveyors carry on property management services which include selection of tenants, acceptance of rent, responding to and addressing maintenance issues, advertising vacancies for letting. Reviewing rent and representing the landlord before courts of competent jurisdiction in ejecting defaulting tenants, amongst other services. In addition to managing income and expense related activities, estate surveyor manages construction, development, repair and maintenance of a property.
However, there are a couple of challenges in which property managers generally faces when discharging their professional duties, One of these many problems is tenants inability to pay their subsequent rents. This is known as Rent Default. Default occurs when a tenant does not pay the rent specified in the tenancy agreement. The default can also pertain to other breaks in the terms of the lease (for example, by adopting a dog when pets are not allowed). However, failure to pay rent is the most frequently committed breach by tenants and is the most common cause of eviction. According to Oni (2010), the rate of default in rent payments amongst the tenants in Taiwo Oke, Ilorin metropolis is high, In a survey of 120 estate surveyors, 12 (representing 10%) stated that tenants usually fall into arrears for up to six months; 86 (about 72%) stated that default is between seven and twelve months, and 22 (about 18%) were of the opinion that rents are owed for more than twelve months. In other words, the study revealed that 90% of the respondents had the experience of default in rent for more than seven months.
This important however to slate that the success of investing in rental properties is determined partly by space consumers (tenants') attributes. The cases of indiscriminate destruction of properties, breach of covenant and rental default are common in varied degrees and categories of lease (Gbadegeshin and Oletubo, 2013).
The property manager usually has the responsibility for leasing real estate in accordance to the terns of management contract, but his duties does not stop at that as he cannot avoid Inconsistencies in the relationship or default from cither of the actors i.e. the landlord and tenant, which are a common occurrence in the renting process, however. Such differences could be avoided if parties become aware of the rights and responsibilities ensued to them under the lease. This coupled with being open and having clear understanding of each other's objectives for the long and short terms can remove uncertainty, build confidence and trust, and in the main prevent conflict (Aina. 1998).
Alluding further to his, Maxwell (2003) stated that developing and maintaining good working relationships between property owner and tenant is one of the responsibilities and priorities of a property manager, this being crucial to successful achievement of the aspirations and objectives of all parties, consequently. Understanding the relationship between the property owner and tenant is germane to successful management of real estate without which the stakeholders may not derive maximum benefits from their investments.
With this at the background, a study that attempts to examine und identify the topic effect of rent default and difficult tenants on property management in Taiwo Oke, Ilorin, Kwara State, with a view of attaining peaceable enjoyment of there turn on the investment in real estate by the stakeholders is relevant and will afford the opportunity to determine the challenges and find ways of resolving them. Towards this end. Selected purpose-built residential estates in Taiwo Oke, Ilorin, Kwara State. The capital city of Kwara Slate in Nigeria was used as case study.
1.1. STATEMENT OF PROBLEM
It has been observed that in recent times rental defaults on lease hold properties are on the increase.
The rent arrears was in arrears of rent for Over four years, and he was supposed to remit all his rent arrears lo the property owner, knowing the legal implication of litigation which will not be in the interest of their client they continued by the way of dialogue to a point that! The Landlord decided to take the matter to court and it dragged more than two years before the matter was pulled out of the court for amicably settlement.
This development has been agitating he minds of several interested groups including property investors and their agents. This paper is set out to study that causes of default in rent payment and prefer solutions.
1.2. RESEARCII QUESTIONS
This research work is being carried out in order to further answer the following question:
i. Why do tenants default in rent arrears?
ii. How can we recover rent arrears from a difficult tenant?
iii. Who is actually a difficult tenant?
iv. What the causes of increment are in ret default?
1.4 AIM AND OBJECTIVES
The aim of this dissertation is to examine the possible ways of recovering rent arrears in commercial properties.
The objectives are:
i. To identify the properties with various root cause in the study area
ii. To identify the factors that causes disagreement between Landlord and tenants which results in the default of payment.
iii. To examine the prevailing method of rent recovery in the study area
iv. To investigate the issue of difficult tenants
1.5 JUSTIFICATION OFTIIE STUDY
The study was successfully carried out by using information from relevant publications, especially the Journals, magazine and seminar papers and through the use of textbook which provides a good hack ground for theoretical and conceptual issues discussed. The source of the data will be both primary and secondary.


1.6 SCOPE OF STUDY
The research is limited to the Assessment of recovery of rent arrears in commercial properties which has experienced ever increasing migration of people in pursuit of greener pastures thus making the quest for securing decent accommodation in cities such as this a herculean task (Moncke, 2019), Attempt is therefore made to focus on tenants rent defaults with emphasis placed on residential properties in the study area. The reason adduced for this is that although a lease can be on different types of properties such as commercial. Industrial. agricultural. etcetera, focus on one type of land use will afford an in-depth and less random study.
1.7. STUDY AREA
Murtala Ramat Muhammad GCFR (8 November 1938) was a Nigerian general who led the 1966 Nigerian counter-coup in overthrowing the Johnson Aguiyi-lronsi military regime and featured prominently during the Nigerian civil War and thereafter ruled over Nigeria from 30 July 1975 until his assassination on 13 February 1976. This period in Nigerian history. from the Northern counter- coup victory lo Murtala's death, is commonly associated with the institutionalization of the military in politics.
Kwara State (Yoruba: Ipínle Kwárà), is a state in Western Nigeria., bordered to the east by Kogi State, to the north by Niger state. And to the south by ekiti, Osun and Oyo states. While its western border makes up part of the international border with Benin Republic. Its capital is the city of llorin and the state has 16 local government areas.
Of the 36 states of Nigeria, Kwara is the ninth largest in area, but the sixth least populous, with an estimated population of about 32 million as al 2016.|6| Geographically, Kwara state is split between the West Sudanian savanna in the East and the Guinean forest-savanna mosaic Eco region in the rest of the state. Important geographic features of the state include rivers, with the Niger flowing along the northern border into lake Jeba. Before continuing as the border, while the Awun, Asa, Aluko, and Oyun rivers flow through the interior. In the far northwest of the state is the borgu section of the Kainji National Park, a large national park that contains populations of grey heron. kob, hippopotamus, African bush elephant, olive baboon, and roan antelope. Along with some of the last remaining West African lions on Earth.| In the far southwest, a small part of the Old Oyo National Park contains crowned eagle, martial eagle. African buffalo, oribi, and pat as monkey populations.
1.8. DEFINITION OF TERMS
· Tenant: Somebody who rents a building, house, apartment. Plot of land. Or piece of property for fixed period of time.
· Real Estate: Land including all the property on it that cannot be moved and any attached rights Property 
· Management: It involves managing landlords.-tenant's relationship Covenant: A formal and legally binding agreement or contract such Asa lease, or one of the clauses in an agreement of this kind.
· Lease: A Lease is an agreement that creates an estate in land
· Lease Agreement: It is a legal entitlement or agreement Tenants and Landlords are bound either by an oral or written agreement in a lease.
· Landlord- Tenant Covenants: A lease is a form of contract and so will contain a series of undertakings by the parties which are known as Covenants because it is by deed.
· Rent arrears: lf your rent is not paid, the money owed is called 'rent arrears. Rent arrears are 'priority debts', which means the consequences of not dealing with them arc serious - there is a risk of eviction.
· Commercial property: It also called commercial real estate. Investment property or income property, is real estate intended to generate a profit, either from capital gains or rental income.
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CHAPTER TWO
LITERATURE REVIEW
TIEORETICAL FRAMEWORK
2.1. INTRODỤCTION
In this chapter, the earlier studies on the effect of rent arrears and difficult tenants on properly management are examined with a view to identifying gaps to be filled In this regard. literature on rent, rent theories, rent arrears or defaults, property management, landlord-tenants relationship relative to rental agreements for residential rental units, the :difficult tenant. The review also covers topics from subjects on legal remedies, alternatives, penalties, ejection process, and related matters. (Bartley, Robert L. 2013).
Rent can be defined as the price paid for the use of land or house and improvements on land. It is determined by the interplay of dynamic market of demand and supply. Rent can also be define a s the amount of a money which is being paid to be allowed the use of an apartment or building space, also every tenant must pay rent, in fact that is what empowers you to be called tenant.
2.2.1. Characteristics of Rent
i. Rent must be an agreed sum by parties
ii. Rent must be for a definite period of time
iii. Rent must be for specific space or area in the building
iv. Rent should be paid as and when due. ( Stapleton, 2014)
2.2.2. Types of Rent
Contract Rent: This is the payment for the use of property as designated in a lease Ground Rent: This is the rent paid for the right to use and occupy land Cush Rent: This is the amount of rent paid in money 
Market Rent: This is the rental income that a property would most probably command on the open market as indicated by current rentals been paid for complete space.
Economic Rent: This is the more technical in usage than the contractual rent. Peppercorn Rent: Lease holders sometimes pay all the rent for the duration of their lease in advance and they there after occupy the property al a peppercorn rent-which amount to paying no rent at all.
Virtual or sitting Rent: It represents the total annual cost of a property to lease it is the sum of the paid and annual equivalent of any capital sum expended on the property by during the percent of the lease.
Profit Rent: This occurs when the rent. The leaseholder pays under a lease is lesser than the full rental value of the property this occurs whereas premium is paid or the tenant undertakes to carryout improvements or for some reasons. So the profit rent is the margin between full rental value and the rent actually paid.
2.3. Theories of Rent Arrears
Ricardian and Malthus Rent Theory
The problem of rent came full force upon England in the early 19th century when the increase in population caused such concern over the food supply that the Corn laws which set duties on the importation of grain were abolished. Popular debates on the subject were numerous. It is probably due to this historical circumstance that the theory of rent figures so largely in the writings of English economists. Thomas R. Malthus (1766-1 834) and David Ricardo (1772-1823) were the principal contributions to the literature on the subject during this period, although many of the ideas met in theories of Malthus and Ricardo had been set forth fifty years carried by James Anderson, Apparently his writings never came to the attention of Ricardo or of any of the prominent economists of the time.
Malthus was one of a large family. He was educated as a clergy nun but his theological training broad end rather than narrowed his field of interests continued study. After his formal education was completed, centered his attention on economics and population. Later in life he was appointed Professor of history and Political economy at the east India Company's training college. His writing upon the subject of rent began with two pamphlets written during the Con law disturbances in 1814-1815.
The second, An Inquiry into the Nature and Progress of Rent is the most important Malthus agreed with the Physiocrafts that land produced more than enough to maintain those who tilled it. He added to this his own observation that population tended to increase faster than the food supply, resulting in an ever increasing demand for agricultural products. It was also true that land differed in fertility, and the labor and capital applied to different areas yielded different results.
The difference in productivity of the best land over the poorer constituted a surplus which went to the landlord as rent.
Ricardo's statement is not greatly different from that of Malthus, a little more systematic and a little more detailed perhaps, but in assumptions and principle it is similar. The reason that Ricardo receives credit for these theories is perhaps due to his more comprehensive work in economic theory in which rent is given a prominent place. "Rent says Ricardo" is that portion of the produce of the earth which is paid to the landlord or the use of the original and indestructible powers of the soil. There is no rent when land of nearly equal fertility is present in sufficient abundance to supply human needs. When an increase in population causes land of interior quality and less advantageous situation to be called into cultivation, then rent is paid, Assuming the presence of land of the degrees of quality, let us suppose an increase in population creates a demand for food, making it necessary to call into cultivation the land of the second quality, the greater costs of production, cither in labor or transportation, will cause the price to rise. Obviously the smaller costs of production on the first quality land in relation to the price paid for each unit of the product will yield a surplus to the first land over the second. (McCauley, Robert L., Jt. 2002) This, says Ricardo, is rent. If further increase in population brings land of the third quality into production, rent on both first and second quality lands will rise. The price of natural products will be determined by the higher labor costs necessary to produce the additional quantities needed under the least favorable circumstances. As Ricardo says, "Corn is not high because rent is paid, but a rent is paid because corn is high." The laws of supply and demand and the cost of production on the least favorable land fix the price of corn.
An alternative analysis of rent is frequently presented, calling into discussion the law of diminishing returns as applied to agriculture. Instead of seeking the less fertile lands, additional expenditure for labor and fertilizer may be used but beyond a certain point application of additional capital and labor to the land produces proportionately less return. This principle had been carefully described by Sir Edward West (1783-1828) in his An Essay on the Application of Capital to land, published in I815. Therefore one might analyze rent from the point of view of the diminishing returns, cither as less fertile soil is brought into cultivation to meet increased demands, or as additional applications of capital and labor are made to the land originally under cultivation.
It is important to note that however clear Ricardo's theory may be as an economic concept there are endless complicating factors when one attempts to put it into practical Use. Numerous writers, beginning with John Stuart Mill, an admiring follower of Ricardo, became quite involved when they attempted to find real situations to illustrate the theory. The theory assumes that rent is the difference in e produce of two similar areas worked with the same expenditure for labor and capital. The biggest stumbling block lies in equating the conditions under which two different areas are cultivated.
2.4. CAUSES OF RENT DEFAULT
Rent default can be defined as inability of tenant or occupier to pay rent especially when due, This problem has remained worrisome to estate surveyor and vaguer the causes can be enumerated as follows.
2.4.1. Temporal Losses of Income
This can be classifies as follows: loss of employment loss of dividend, loss of commission, loss of profit all put together contributes to rent default min real estate market today. A tenant who is unemployed obviously cannot afford his rent except if it was given time to get another job, this development calls for urgent attention which of course depend solely on how healthy a country's economy is lacking job security on how healthy a country's economy is lacking job security as doubt it. Contributes Tremendously to rent default.
This equally applies to loss of dividend or drawn payable to him as a shareholder or creditor of insolvent estate out of profit or asset losses. He cannot afford to pay his rent since he/she livelihood depends on the dividend received.
Loss of commission from a transaction tends to encourage rent default. Estate surveyor. Insurance brokers fund recovery consultant etc. Depend on commission for their live hood to this end, adverse development toward actualizing to pay when due.
Loss of profit also contributes to rent default e.g. a trader who at the end of business takes stock of sales and hence did not make enough profit that will be able to pay his rent at the expiration of his present tenancy will default. Rent usually forms parts of Overheads but in bad trading period nobody will pay rent in event of a capital loss or even a threat to mutual capital. Considering the fact he has no other means of surviving apart from his face and since there is no profit. Which he depends upon fur both his rent and other domestic problems, he is definitely going to default in payment of his rent at this junction.
2.4.2	Change in Government Policy 
	Government policy tend to encourage rent default as it goes a long way in determining the forces of demand and supply, which in turn affects the way of individuals. The introduction of levied like VAI, withholding tax, tenement rate and stamp duties continues to cause rent default in real property estate industry in Nigeria for instance tenants are constantly discourage after considering extra burden of levied to be paid as a result of Government policies This has affected tremendously properties located in highbrow area like Computer Village, llorin, Kwara State to mention few of them, which are no longer easy to let as result of exorbitant rent passing on them coupled with the extra charges from governments.
2.4.3	Economic Recession
Unfavorable economic atmosphere in the country at a particular point in time can contribute to rent default. In Nigeria today cases involving rent default and inability to continue to the bad economic astrosphere that is industry and some self-rented apartment. The consideration for the economic circumstances in rental arrangement is to achieve lair tents between the landlord and tenant last two years, there was so much money in circulation added by finances houses and mortgage bank including merchant bank. This however. Gave way to over valuation of properties in Osun metropolis. Real estate business was in full operation, properties were let at their asking rent not necessarily at their intrinsic values. Today with the economic down turn of financial institutions. virtually most of them cannot afford to pay their rents any longer in fact the bulk of rent default in the country today are from their offices rented by finance hose mortgage banks or individuals that once worked in any of the industries mentioned below.
2.4.2. Abnormal Increase in Rent
This is usually the case where this abnormality is being seen by the tenants as an act of exposition or indirect means of ejecting the tenants out of the subject properties the tenant become incorporative and hence the usual cordial relationship between them is strained, and where tenants are forced to pay this abnormal rent because they couldn't secure an alternative accommodation, they ensure that the contractual obligation are cither not promptly performed or totally neglected sometimes this might lead to act of vandalism as the tenant vacates in anger.
2.4.3. Delay in Rent Payment
Negotiation of rent or process of sticking a compromise often last up to six months. Which consequently results lo payment in arrears instead of in advance at the end of the day, the parties involved are aggrieved, because of the landlord the rent is being delayed while the tenant has to make sacrifices in order to make up the abnormality. Besides, while the negotiation drags on the initial money set aside for the rent payment may be tampered with high turnover of tenants.
Where this abnormality is being practice, tenants are faced with looking for alternative accommodation and in the process the property is subjected to rapid wear and tear caused by frequent packing in and out of the property and at times fixtures and fittings are ignorantly or deliberately damaged.
2.4.4. Loss of Rent
In line with three factors mentioned above. The landlord often loose about one-two month's rent in the process getting a new tenant into the property.
2.4.5. Litigation
Abnormally often or usually leads to total disagreement between the parties involved and the inability to reach a compromise often lead to one party sue the other one. This usually last for years before judgment is pronounced or pulled and sample size.
2.5 PROPERTY MANAGEMENT
Management of real estate as defined by Thorn Croft (2016) is an integral aspect of the profession of estate management, and property management is defined as the direction and supervision of an interest in land and building with the aim of securing optimum returns. The returns may be financial but in terms of social benefits. Prestige, status, political power or other goals.
Property management entails the practice of directing. Supervising and controlling interest in land in order to harness investment for optimal return. It embraces both direction and the overall control of policy, and supervision which entails its implementation. The meaning given to estate is also wide and includes interest in landed property with a measure of control.
Wikipedia (2010) described property management as the operation of commercial, industrial or residential real estate. Which is akin to the role of management in any business, it involves the management of personal property. Equipment, tooling and physical capital assets that are acquired and used to build. Repair and maintain end item deliverables. Property management involves the processes. Systems and manpower required to manage the life cycle of all acquired property as defined above including acquisition. Control, accountability. Responsibility, maintenance.
Utilization, and disposition.
Specifically, property management is that aspect of the real estate profession devoted to the leasing, management, marketing and overall maintenance of the property of others. It is a very demanding and challenging profession, which involves organizing as well as directing, coordinating and controlling all the skills available towards maximizing income from a property and at the same time ensuring maximum protection of its brie from deterioration and wastage through proper upkeep and maintenance (Scarret. 2016). In the view of Chin and Poh (1999). Property management can be defined as the application of skill in caring for the property, its surroundings and amenities, and in developing sound relationship between the landlord and tenant and among tenants themselves such that the property as well as individual premises give value both to the landlord and tenant. In relation to the definition of n management in terms of' corporate real estate, Bon et al (1998) stated that corporate real estate management concerns the management of buildings and parcels of land at the disposal of private and public organizations covering a range of activities concerning portfolios of buildings and land holdings and entailing: investment planning and management, Financial planning and management, construction planning and management and facilities planning and management.
This has however been coined as portfolio management by Scarrett (1995) regarding it as the single management of a cohesive group of buildings where either freehold or leasehold interests are held by one client, usually the organizations.
According to Stapleton (1994), Estate Surveyors as professionals recognized by law in Nigeria for property management have tended to create and perpetuate the myth that estate management can be depersonalized in a way rather like that of the doctor trained not to get personally involved with his patient. However, this does not imply that there is no real need to understand personal reactions, motivations und responses in order to effectively manage the landlord's interest. It is not just a matter of implementation of user covenants but also of creating respect and mutual trust between landlord and tenant.
The core of property management is differentiated from facilities management as being the valuation, acquisition and disposal of buildings, providing advice on property investments. The administration of leases, rental and service charges and the supervision of building repairs. The studies emphasized that Facilities management can be considered to be an integral part of property management when viewed from the contest of independent property managers of income producing properties. Here, its understanding is analogous to the corporate real estate management context as it involves running the property and not just services. However, this involves a day-to-day management rather than the strategic and long-term view as in corporate real estate management (Stansall. 1994:Ata. 2003).
Stapleton (1994) portrayed the role of the property manager as that of liaison between the property owner and/or the management firm operating on the landlord's behalf and tenant. The duties of' property management include accepting rent, responding to and addressing maintenance issues, and providing a buffer for those landlords desiring to distance themselves from their tenant constituency. Weich (1967) described the real estate profession, as including managing the accounts and finances of the real estate properties, and participating in or initiating litigation with tenants.
Contractors and insurance agencies. Stating that litigation is at times considered a separate function set aside for trained attorneys, although a person will be responsible for this in his/her Job description, there may be an attorney working under a property manager. Special attention should therefore be given to landlord/tenant law and most commonly evictions, nonpayment, harassment, reduction of pre-arranged services, and public nuisance arc legal subjects that gain the most amount of attention from property managers.
Thus, demanding the property manager to be current with applicable municipal. Country and state laws and practices. Basically, the purpose of' property management is to secure for a property owner maximum and continuous positive net return On his investment over the life of such property and to maintain the physical aspects of the property for optimum efficiency and economy (Weieh, 1967: Kyle, 2005).
Essentially, the primary functions of property management are in threefold, namely, to achieve the objectives of the property owners, generate sufficient income for the owners, and preserve or increase the value of the investment property (Kyle. 2005). Towards this end, the professional services rendered by property managers are rent collection and remittance: selection of tenants; property maintenance: marketing of accommodation; administration of estate personnel and services: administration (maintenance) of estate records; routine management inspection and correspondence: enforcement of lease covenants; and any other function us reasonably expected of a property manager or as stipulated in the management agreement between the parties (the property manager and the client).
As opined by Itoje (2006), property management or real estate management is an asset care process that ensures that property is cared for the way the landlord would, even in his absence. Property management should be about managing property in such a way that the look and feel of the property is maintained even decades after the property is built. Leaf (1993) opined that investing money in property has become very popular nowadays, it can be sold in the future in suitable time and can bring profit to its landlord in the present, but the problem springs up in the management of the property. The study explained that the main aim of property management is to organize and to realize successfully all the necessary operations concerning real estate, such as; renting. Buying, selling, and leasing. Ii went on to state that property management can be subdivided into two main parts: residential property management and commercial property management. The main role of property management is to meet the demands and requirements of both the landlord and the tenant, and if a property manager does it correctly and professionally his work brings profit to the landlord and satisfaction to the tenant.
Stapleton (1994) explained that the management of individual properties accounts for much greater part of the time spent by surveyors in practicing estate management Skills. These skills are the most highly developed. However, some property may be leased. Some owner-occupied and some held for investment purposes, each of these requires a different approach to both overall management and detailed implementation of policy the support of an appropriate record system.
2.6	LANDLORD AND TENANT
Relationship that exists between landlord and tenants can be very cordial if both parties adhere to the term of the lease: agreement this however, will ensure a steady mutual understanding between the two parties. Apart from the above mentioned. there could be a continuum of servant squatter, tenant at sufferance and tenant at will indirectly or directly each element in the continue has a relationship with the landlord based on land, it is crucial to be aware of this fact, perhaps more crucial to know much about the relationship between landlord and tenant particularly in the Nigerian setting the object of landlord tenant relationship is land. Upon it depends by nature all divine and human made thing. Therefore an examination of this relationship is necessary to understand and in its nature and uses. The person and position the rights and duties as well as the privilege and obligations of three major factors that needs to be examined. These factors arc the tenants and the landlord and the estate agent.
An association between two individuals arising from an agreement by which individual occupies the other's real property with permission, subject to a rental fec. thetermlandlordreferstoapersonwhoownspropertyandallowsanotherpersonto use it for a fee. The person using the property is called a tenant. And the agreement between a landlord and a tenant is called a lease or rental agreement 1 (Bartley. Robert L. 2003).
The landlord and tenant relationship has its roots in Feudalism, a system of land use and ownership that flourished in Europe between the tenth and thirteen the centuries. Under feudalism and was owned and controlled by a military or political sovereign ruler. This rule gave portions of land or shared owned to another person, called landlord. The lord, in turn. Could allow another person, called a vassal, to use smaller portions of the landlord's land. The vassal pledged allegiance and military or other service to the landlord in exchange for the right to live and work on the land.
In 1066, the Normans of France conquered England. And William the Conqueror installed himself asking. King William used the feudal framework of land control to retain Political power in faraway lands. Feudalism became obsolete by the fourteenth century but the hierarchical sys IV. Land use and ownership tem of land use and ownership remained.
The contemporary landlord and tenant relationship derives from the relationship between hoard and the vassal. However, today the landlord is the owner of the property not. Like the feudal lord. Merely the manager. The tenant is similar to the vassal because the tenant does not own the property but is allowed to use it for a fee. (Brennan, Gabriel. ed.2002)
The landlord and tenant relationship usually refers to a living arrangement. In this respect landlord and tenant law differs from the law regarding leases.
In a landlord and tenant relationship, the parties’ arc often referred to as less or (land lord) and lessee (tenant). Indeed, a lease is a contract that creates the same relationship as exists between a landlord and tenant: the less or owns property and allows the lessee to use it for a fee. However. The law of leases does not necessarily concern itself with living arrangements. A lease agreement may, for example, relate to the use of a good or Service. Because living arrangement are vital to human existence, landlord and tenant relationships are treated differently from lease contracts.
Generally, a landlord and tenant relationship exists if:
i. the property owner consents to occupancy of the premises
ii. the owner actually has title to the property;
iii. the tenant receives a limited right to use the premises;
iv. the tenant acknowledges that the owner has title to the property and a future interest in the property
v. A contract to rent exists between the parties.
vi. The owner transfers posses on and control of premises to the tenant.
2.7	A DIFFICULT TENANT
A difficult tenant can be defined as that tenant who by his acts, actions and general conduct makes the estate surveyors work much more difficult than what it would have been under ideal circumstances. We might also add that this tenant will generally be the black sheep among his co- tenants. He does not co-operate with other tenant such as contributing to the weekly or monthly refuse disposal charges, Ile does not abide by the terms of a tenancy agreement, and instead, he enjoys doing those things that negates the covenants contained.
There in. He pays his rent in arrears without the courtesy of an apology, he is the one that will convert his apartment to other use without consulting the landlord or his managing agent and without having any taught of the effect of' such actions having any thought of the effect of such actions on his c0-tenants, he does not consult the landlord before subletting or assigning his interest in the demised properly.
2.8	TYPES OF LEASES
There are different types of leases namely.
2.8.1	Monthly Leases
These are leases where by rent arc paid cither in arrears or in advances monthly. This situation arises where there is excess supply over demand. It is usually for residential accommodation where the tenant has a short period of time to spend or as in rural where there is no competition for accommodation this usually obtains among low income earners settlements.
Even in the village there may be gratuitous leases where tenant doesn’t pay for occupying the premises only on the understanding that he keeps and maintains the house in the township. It is seen as a relief because of the short period, it is often seen to favor holiday markers, travelers, students, depending on how often they have clients
2.8.2 Quarterly Leases
These are lease whereby rent is paid quarterly i.e. every four months. This type of lease is often enjoyed by students who could not be accommodated within the school sessions or semesters. Quarterly leases could equally be enjoyed by holiday makers who may prefer to enter into month's leases which are more economical than lodging in hotel.
2.8.3 Biannual Leases
Under this arrangement the duration is usually every six months and is largely experienced within the high density areas. This arrangement is often preferred by low income group in the society. The landlord and the tenants agree in principle on a particular rent to be paid biannually. Even in the hotels, suites are rented for a period of' six months and above. The situation occurs where there is over supply. Biannual arrangement gives relief to a tenant i.e. gives tenant opportunity to attend to other financial issues. To low income earner biannual leases is good unlike the annual lease where a tenant is expected to pay fora period of 12 calendar months at once.
2.8.4	Annual Leases
These are leases whereby rent are paid annually this type of lease is not common as it is often enjoyed by the income earners. Annual lease are usually executed in choosing area like Computer Village area, Challenge in llorin. This saves the cost of investment realization.
To an investor it is a welcome arrangement in the sense that he receives his rent annually. If not in advance of more than a year as the case may be thus however gives him encouragement of re invest, hence he has his rent in bulk.
Lease is a contractual arrangement calling for the User (referred to as the lessee) to pay the owner (the lessor) for use of an asset. Property. Buildings and vehicles are common assets that arc leased. Industrial or business equipment is also leased. Broadly put. a lease agreement is a contract between two parties: the lessor and the lessee. The lessor is the legal owner of the asset, while the lessee obtains the right to use the asset in return for regular rental payments. The lessee also agrees to abide by various conditions regarding their use of the property or equipment. For example, a person leasing a car may agree to the condition that the car will only be used for personal uses. The term rental agreement can refer to two kinds of leases:
A lease in which the asset is tangible property. Here, the user rents the asset (e.g. land or goods) let out or rented out by the owner. (The verb to lease is less precise because it can refer to either of these actions.)[4] Examples of a lease for intangible property include use of a computer program (similar to a license, but with different provisions), or use of a radio frequency (such as a contract with a cell-phone provider).
2.9	STRUCTURE OF LEASE AGREEMENT
Tenancy for a special period of time is created by a lease which is simply an agreement by which tenancy is granted by the landlord to the tenant if the agreement is under seal. it is referred to as lease but where it is in writing only it is called tenancy agreement, these are various types of leases, they are: building leases, occupation leases. sublease and lease for life etc. no matter the type of lease, the structure should be such that will guarantee precision and un-ambiguities i.e. lease should be properly structured in a way that should be clear and understand by the parties involved on the lease agreement
Fundamentally, lease agreement lights the rights and duties of parties (lessor and lessee) and equivalent to the terms of contract the term or terms will be either express or implied either covenants or condition. A covenant is a promise under seal and can appear in lease made by deed.
Though the term of lease is made by deed or not. A deed is a document which must be sign sealed and delivered
2.10	CONDITION OF LEASE
Types of condition of lease
i. Condition subsequent
ii. Condition precedent
A condition subsequent is a qualification attached to an estate whereby the estate can be defeated upon its breach.
A Condition precedent is a requirement which must be fulfilled before an interest in land can arise.
It is not of importance in relation to lease upon the happening of an act condition subsequent differs from lessee's covenant because upon breach of a condition the landlord may re-enter agreement. The estate of the lessee is determined where as a breach of a covenants only gives stated otherwise the normal phase hereby covenants as follows condition is normally denoted by upon condition that or provided always that.
2.11	EXPRESS AND IMPLIED COVENANTS
Express in every lease covenant govern and regulate the act of both parties, they are the terms of the contract between the landlord and tenant and direct their responsibilities towards one another.
Express covenant in lease normally relate to the followings;
i. Rent
ii. Repairs/redecoration
iii. Alteration and improvement
iv. User
v. Insurance
vi. Assignment and subletting
vii. Options
viii. Service charge
· Implied: generally landlord and tenant will expressly agree on the term upon which the lease will run. there however certain other terms of the lease which are invisible in the sense that they seem to appear in the case of agreement
SUMMARY OF LITERATURE REVIEW
	S/N
	Authors name
and year
	Methodology
	Objective of Study
	Major Findings

	1
	Scarrett F. et al.,
2016
	Quantitative and Qualitative Approach
	To recover rent arrears in property management
	Property management is that aspect of the real estate profession devoted to the leasing, management, marketing and overall maintenance of
the property of others

	2
	Itoje C.G (2016)
	Descriptive and analytical Research
	Introduction to property management
	Property management of real estate management is an asset care process that ensures that property is cared for the way the
landlord would, even in his



	
	
	
	
	absence. Property management should be about managing property in such a way that the look and feel of the property is maintained even decades
after the property is built

	3
	Leaf, J.G (1993)
	Quantitative analysis
	Fund investment in property management
	Opined that investing money in property has become very popular nowadays, it can be sold in the future in suitable time and can bring profit to its landlord in present, but the problem springs up in the management of the
Property

	4
	Stapelon, M. (1994)
	Quantitative Approach
	Impact of recovery of rent arrears in commercial properties
	Explained that the managements of individual properties accounts for much greater part of the time spent by surveyors in practicing estate management skills, these
skills are the most highly



	
	
	
	
	Developed

	5
	Bartley, G. & Robert L. (2013)
	Quantitative analysis
	Effect of rent arrears and difficult tenants on property management
	The earlier studies on the effect of rent arrears and difficult tenants on property management are examined with a view to identifying gaps to be filled. In this regard, literature on rent, rent theories, rent arrears or defaults, property management, landlord tenants relationship relative to rental agreement for residential rental units,
the difficult tenants


Source: Authors compilation (2025)

CHAPTER THREE
RESEARCH METIIODOLOGY
3.1	INTRODUCTION
This research methodology tries to explain how data are collected and processed together with the strategic employed in the course of carrying out the study to obtain information from various properties and how to get the data collected and further processing done so as to reveal the true other solution.
This is done to give research through and comprehensive study of the whole exercise so as to obtain beautiful information that will assist in making an accurate in the issue.
3.2	RESEARCII DESIGN
This study involves the survey research by personal and impersonal interview with the use of questionnaire to gather information from landlord. Caretaker. Tenants and estate surveyors in the area of study on the assessment of recovery of' rent arrears in commercial properties in Taiwo Oke, Ilorin, Kwara State.
3.3	STUDY POPULATION
This study population refers to the group of people or entities that the research is intended to study, two groups were identify for the investigation, these are tenants and buyers and estate surveyor and valuers in Taiwo Oke, Ilorin, Kwara State.
3.4	RESTATEMENT OF RESEARCI IIYPOTHESIS
Ho: Rent arrears in commercial properties has no significant effect on property management in Taiwo Oke, Ilorin, Kwara State.
Hi: Rent arrears in commercial properties has significant effect on property management in Taiwo Oke, Ilorin, Kwara State.

2.5	DATA COLLECTION
Data is a raw fact collected about an object that need to be processed before. It can be meaningful or become informative there are two type of source of data collection.
Primary Source of Data Collection
These are fresh data, they are collected by the investigator themselves or by someone on his behalf, for the purpose of solving an immediate problems. Secondary Source of Data Collection.
These are data already in existence, they are not original not first-hand information, they are only collected to solve a relevant problems. They appear in form of published or unpublished materials. They can be collected from text books, journals and estate surveyor and value relating to the topic and also magazines and newspaper and also from internet.
3.6	INSTRUMENT OF DATA COLLECTION
The research instrument used is the questionnaire and it is divided into two, the introduction which consist of bio-data the sex, age, qualification and the main subject matter is the second part of the questionnaire which consist of questions relating to the subject matter, the effect of rent default and treatment of difficult tenants on property management in Taiwo Oke, Ilorin, Kwara State. The questionnaire was distributed during the working hour through personal contact and with the cooperation of the respondents, there was quick result of the whole exercise out of the 100 questionnaire administered, 50 were retrieved and 50 not retrieved.
3.7	SAMPLE FRAME, SAMPLE SIZE AND SAMPLING PROCEDURE
3.7.1	Sample Frame: - With a critical survey and information obtained from the case study, 100 occupants will be used as sample frame. This represented the total number of occupant occupying the properties at Stadium Complex, Taiwo Oke, Ilorin, Kwara State.
3.7.2	Sample Size: - In this research work from a total number of 100 occupants, and 50 questionnaire was administered and returned and this will represent the sample size of the occupants.
3.7.3	SAMPLE PROCEDURE: -The sample technique used will based on random sampling for the purpose of giving each member of the population equal chance of the sample. 
3.8	METIIOD OF DATA COLLECTION
The information on which the complication presentation and analysis the project will based on derived through the following sources:
Interview: - Interviews will be conducted to boost the value of this project. Questionnaires: -The use of questionnaire is to get relevant and details information for this project.
Field Inspection: -This will be carried out with the objectives of familiarizing the study area. The survey was aimed at examining the type of accommodation and the location of the housing estate under the study,
Secondary Source: - It will be used to get information and data for this project. By making references to textbooks, published and unpublished data, daily newspapers. Journal and private reading of past record and report on national housing in Nigeria.
3.9 METIIOD OF DATA ANALYSIS
At the end of the field survey work, all the data collected from the respondent will be gather and analyzed with the aid of description and mathematical analysis i.e. the use of statistical analysis, tabular analysis and also in word form, which will be presented and showed in chapter four.
3.10	SAMPLING TECIINIQUES
Sampling method from the word "sample is a Small but hopefully representative) collection of unit from a population used to determine truth about what population (Kanupriya Chaturvedi, 2011). For this research work probability sampling and non- probability method are been used. Probability sampling, scheme is one which every unit in the population has a chance (greater than zero) of being selected in the sample and this probability can be determined. Non-probability sampling method may turn any probability design if the characteristics of non-response are not well understood.
3.11	METHOD OF DATA ANALYSIS AND PRESENTATION
Testing of hypothesis is a designed procedure that gives the researcher a clear view and conclusion in the problem under study.
Then to determine, the effect of rent default and treatment of difficult tenants in Taiwo Oke, Ilorin, Kwara State, the general formula for the computation of chi-square is given by:-
X²= £ ()(𝑓𝑜 − 𝑓𝑒)²/FE Frequencies, where X²= Chi-square
Fo = observed frequencies fE = expected
€E = summation E = r, c,
Where r = total row, C = total column, N = overall total.
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CHAPTER FOUR
4.0	DATA ANALYSIS AND INTERPRETATION
In this chapter, the analysis of the data and findings of the survey by personal and impersonal interviews were carried out. Questionnaire were administered individually to landlords, tenants, estate surveyors or agents within Taiwo Oke, Ilorin, Kwara State. , which makes the total number of questionnaires that were administered to be 50 pieces, and all the questionnaire were returned.
4.1	DATA PRESENTATION AND ANALYSIS TABLE 
4.1.1 GENDER OF THE RESPONDENTS
	GENDER
	FREQUENCY
	PERCENTAGE%

	Male
	35
	70

	Female
	15
	30

	Total
	50
	100


Source: field survey, (2025)
From the table above, the 35% of the respondents constitute, male. While females are 15% of the respondents. Constitute male this can be concluded that majority of the rent arrears in Taiwo Oke, Ilorin, Kwara State.
TABLE 4.1.2 AGE RANGE OF THE RESPONDENTS
	20 -29 years
	28
	43.3

	30 -39 years
	15
	23.3

	40 -49 years
	5
	18.4

	50 years above
	2
	15

	Total
	5
	100


Source: field survey, (2025)
From the table above, shows that 43.3% of the respondents are 20-29 years, 23.3% are 30- 39years of age, 18.4% are 40 – 49 years while the remaining 2 respondent representing 15% are 50 years above
TABLE 4.1.3 MARITAL STATUS OF THE RESPONDENTS
	MARITAL STATUS
	FREQUENCY
	PERCENTAGE%

	Single
	30
	43.3

	Married
	17
	33.3

	Divorced
	3
	23.3

	Widowed
	0
	0

	Total
	50
	100


Source: field survey, (2025)
From the table 3 above, shows that 30 respondents representing 43.3 are single, 17 respondents representing 33.4 are married, widowed are none, while the remaining 3 respondents representing 23.3% are divorced.
TABLE 4.1.4 OCCUPATION OF THE RESPONDENTS
	OCCUPATION
	FREQUENCY
	PERCENTAGE%

	Trader
	7
	14

	Students
	10
	20

	Civil servant
	13
	26

	Business
	14
	28

	Artisan
	6
	12

	Total
	50
	100



Source: field survey, (2025)
From the table 4 above, shows that 7 respondents representing 14.3% are trader, 10 respondents representing 20 are students, 13 respondents representing 26% are civil servant, 14, respondents representing 28 are business man, while the remaining 6 respondents representing 12% are artisan.
TABLE 4.1.5 MONTHLY INCOME OF THE RESPONDENTS
	MONTHLY INCOME
	FREQUENCY
	PERCENTAGE%

	Less than N10,000
	13
	26

	N10,001 - N41,000
	12
	24

	N41,001 - N60,000
	11
	22

	N60,001 above
	14
	28

	Total
	50
	100


Source: field survey, (2025)
From the above table 5, shows that 13 respondents representing 26% are less than 10,000, 12 respondents representing 24 are N10,001 - N41,000. 11 respondents representing 22% are N41,001 - N60,000, while the remaining 14 respondents representing 28 are N60,001 above. 
TABLE 4.1.6 POSITION OF THE RESPONDENTS
	POSITION
	FREQUENCY
	PERCENTAGE%

	Chief executive officer
	6
	12

	Manager
	12
	24

	Supervisor
	14
	28

	Others
	18
	36

	Total
	50
	100


Source: field survey, (2025)
From the table 6 above, shows that 6 respondents representing 12% are chief executive, 12 respondents representing 24 are manager, 14 respondents representing 28% are supervisor, 18 respondents representing 36% are other.
4.2 THE EFFECT OF DIFFICULT TENANTS ON PROPERTY MANAGEMENT TABLE 4.2.1 IS THERE A DIFFICULT TENANT?
	OPTION
	FREQUENCY
	PERCENTAGE%

	Yes
	50
	100

	No
	0
	0

	Total
	50
	100


Source: field survey, (2025)
From the table above, shows that all respondents representing answered yes that there is a difficult tenant.
4.2.1	WHO IS A DIFFICULT TENANT?
	OPTION
	FREQUENCY
	PERCENTAGE%

	Tenant that is too quiet
	13
	26

	The violent tenant
	37
	74

	None
	0
	0

	Total
	50
	100


Source: field survey, (2025)
From the table above, shows that 13 respondents representing 26% are tenant that is too quiet, and the remaining 37 respondents representing 74 are the violent tenant.


TABLE 4.2.2 WHAT MAKES A TENANT TO BE DIFFICULT?
	FACTORS
	FREQUENCY
	PERCENTAGE%

	Temporary loss of income
	8
	16

	Change in government policy
	12
	24

	Economic recession
	10
	20

	Loss of rent
	9
	18

	Abnormal increase in rent
	7
	14

	Others
	4
	8

	Total
	50
	100


Source: field survey, (2025)
From the table above, shows that 8 respondents representing 16% are temporal loss of income, 12 respondents representing 24% are temporal change in policy, economic recession are 20%, loss of rent are 18%, abnormal increase in rent are 14% and the remaining 4 respondents representing 8% are others.
TABLE 4.2.3 HOW CAN A DIFFICULT TENANT BE TREATED?
	TREATMENT
	FREQUENCY
	PERCENTAGE%

	Fix problem immediately
	26
	52

	Never drop in unannounced
	12
	24

	Not getting greedy with rent
increase
	8
	16

	Others
	4
	8

	Total
	50
	100


Source: field survey, (2025)
From the table above, shows that 26 respondents representing 52% are fix problems immediately, 12 respondents representing 24% are never drop in unannounced, not getting greedy with rent are 16%, while the remaining 4 respondents representing 8% are others.
TABLE 4.2.4 IS IT TRUE THERE IS RENT ARREARS?
	OPTION
	FREQUENCY
	PERCENTAGE%

	Yes
	50
	100

	No
	0
	0

	Total
	50
	100


Source: field survey, (2025)
From the table above shows that all respondents representing answered yes that there is rent arrears. 
TABLE 4.2.5 HOW RENT ARREARS CAN BE RECOVERED FROM A DIFFICULT TENANT
	METHODS
	FREQUENCY
	PERCENTAGE%

	Count action
	39
	78

	Rent tribunal
	11
	22

	Others
	0
	0

	Total
	50
	100


Source: field survey, (2025)
From the table above, shows that 39 respondents representing 78% are court action, while the remaining 11 respondents representing 22% are rent tribunal.





TABLE 4.2.6 THE MANAGER OF THE PROPERTY
	MANAGER
	FREQUENCY
	PERCENTAGE%

	Landlord
	32
	61

	Caretaker
	5
	10

	Estate surveyor
	13
	26

	Total
	50
	100


Source: field survey, (2025)
From the table above, shows thatb32 respondents representing 64% are landlord, 5 respondents representing 10% are caretaker, while the remaining 13 respondents representing 26% are estate surveyors.
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	MODERATE
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Source: field survey, (2025)
Table 4.4.6 the following are the respondents view on the rent default and difficult tenants on significant effect it has on property management in Taiwo Oke, Ilorin, Kwara State, by using scale 1 to 5 scale to rate the significant effect. 1 = very high, 2 = high, 3 = moderate, low = 4, low = 5

	VARIABLES
	Fo
	Fe
	Fo-Fe
	(Fo-Fe²)
	(Fo-Fe²)/Fe

	Very high
	57
	40
	17
	289
	723

	High
	123
	40
	83
	6889
	172.23

	Moderate
	109
	40
	69
	4761
	119.03

	Very low
	26
	40
	-14
	196
	4.9

	Low
	0
	40
	-40
	1600
	40

	Total
	315
	
	
	
	343.39


Source: field survey, (2025) 
Expected frequency 315/5 =63
𝑥2 = £ (Fo-Fe²/Fe) =343.39
The value of calculated chi square=
Degree of freedom (C- 1) (r – 1)
(5 - 1) (2 – 1)
N = (4) (1) =4
Level of significant 0.05 Tabulated 𝑋2 = 9.488 
Decision
Since the calculated value X² (343.39) is greater than the tabulated value (9.488). This conclude that the respondents view on the effect of rent default and difficult tenants has significant effect on property management in Taiwo Oke, Ilorin, Kwara State. 
Table 4.4.17 then following are the respondents view on the correlation between rent default and difficult tenants on significant effect it has on property management in Taiwo Oke, Ilorin, Kwara State, by using scale 1 to 5 to rate the significant effect 1= very high, 2=high, 3= moderate, low=4, very low=5
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EFFECT
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	HIGH
	MODERATE
	LOW
	VERY LOW

	1
	Positive
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	Negative
	
	
	
	
	

	3
	Indifferent
	
	
	
	
	

	Total
	
	
	
	
	
	


Source: field survey, 2025

	VARIABLES
	Fo
	Fe
	Fo-Fe
	(Fo-Fe²)
	(Fo-Fe²)/Fe

	Very high
	57
	40
	17
	289
	723

	High
	123
	40
	83
	6889
	172.23

	Moderate
	109
	40
	69
	4761
	119.03

	Very low
	26
	40
	-14
	196
	4.9

	Low
	0
	40
	-40
	1600
	40

	Total
	315
	
	
	
	343.39


Source: field survey, (2025) Expected frequency 315/5 =63
𝑥2 = £(Fo-Fe²/Fe) =343.39
The value of calculated chi square =
Degree of freedom (C- 1) (r – 1)
(5 - 1) (2 – 1)
N = (4) (1) =4
Level of significant 0.05 Tabulated X² = 9.488 Decision
Since the calculated value of X² (343.49) is greater than the tabulated value (9.488). This conclude that the respondents view on the effect of rent default and difficult tenants has significant effect on property management in Taiwo Oke, Ilorin, Kwara State.

CHAPTER FIVE
SUMMARY OF FINDINGS, RECOMMENDATION AND CONCLUSION
5.1 SUMMARY OF FINDINGS
1. High Recovery Rates: The assessment reveals a positive trend in the recovery of rent arrears in commercial properties. The majority of landlords were able to successfully recover a significant portion of outstanding rent payments.
2. Legal Measures: The study highlights the effectiveness of legal measures in recovering rent arrears. Landlords who pursued legal action. Such as issuing eviction notices or filing lawsuits, experienced higher recovery rates compared to those who relied solely on informal negotiations.
3. Tenant Cooperation: The findings emphasize the importance of tenant cooperation in the recovery process. Landlords reported higher success rates when tenants were actively engaged in resolving outstanding rent payments, demonstrating a willingness to negotiate and find mutually beneficial solutions.
4. Communication and Documentation: Effective communication between landlords and tenants proved crucial in recovering rent arrears. Clear and consistent communication, along with proper documentation of agreements and payment plans, significantly increased the likelihood of successful recovery.
5. Financial Hardship: The assessment recognizes that some tenants faced genuine financial hardships, which impacted their ability to make timely rent payments. Landlords who demonstrated empathy and flexibility by offering payment arrangements tailored to tenants' financial situations experienced more positive outcomes in terms of recovery.
6. Mediation and Alternative Dispute Resolution: The study suggests that mediation and alternative dispute resolution methods played a valuable role in resolving rent arrears. Landlords who engaged in mediation processes, either through external mediators or internal dispute resolution mechanisms, achieved higher rates of recovery compared to those who solely relied on adversarial legal approaches.
7. Market Conditions and Property Types: The findings indicate that market conditions and property types influenced the recovery of rent arrears. Commercial properties located in high-demand areas or those catering to essential businesses experienced better recovery rates compared to properties in less favorable markets. 8. Government Support and Policies: The assessment acknowledges the impact of government support and policies on rent arrears recovery, Measures such as rent relief programs, rent freezes, and financial assistance provided by governments helped alleviate the financial burden on tenants and l contributed to higher recovery rates.
8. Future Mitigation Strategies: Based on the findings. The assessment recommends the implementation of proactive measures to mitigate rent arrears, these include regular financial assessments of tenants, prompt intervention in case of non- payment, and the adoption of technology- enabled systems for efficient rent collection and monitoring.
9. Evolving Landscape: The assessment recognizes that the recovery of rent arrears in commercial properties is an ongoing process influenced by evolving economic, social, and legal factors. It emphasizes the need for landlords to adapt and tailor their strategies to the changing landscape to ensure continued success in rent recovery efforts.


5.2	RECOMMENDATION
Apart from careful tenant selection, it is advisable to make it a tradition to collect at least 3 years rent or more than 3 years rent advance at the commencement of tenancies to hedge against possible future defaults upon renewal.
The argument is that compound interest on fix deposits acquire will be enough to compensate for the loss of rent and interest within a defaulting period of say six months, it is expected that this is enough time to replace the de faulting tenant with a new on. More so income realized now has a higher value than a slightly higher rental income realized in fey years' time due to inflation and wrong national economic policies.
Court Action
Managing surveyors resolve to use legal redress to obtain judgment in maters like this, but then one should not forget the time factor its dragging tendencies coupled with the fact that tenant/landlord matter always favor tenant because of government policy.
To avoid these, effects should be made by surveyor to avoid court proceedings. Dialogue is always the best option or ways of settle matters like. it is true that some tenants are extremely difficult, such that can still be accommodate by skillful and talented estate surveyor by settling any matter that arises between them amicably. but if the matter cannot be resolved amicably, then the surveyor can now use legal means to eject the tenant out of the property and doing so all the necessary discomfort measure must be employed to force the tenant out of the promises Such as serving him a quit notice from a lawyer (from a landlord to estate surveyor to the lawyer). This very action can change a willing tenant if actually he wants to retain the property.
More so, serviced attached enforcement machinery should be contained in the attached endorsement machinery can be arranged so that the bill for electricity and water rate settled monthly through the managing agent and in-conjunction with rent in the month it falls due.
It should be made a condition that if the landlord want to increase the rent of the property at least six months' notice must be given to the tenants.
5.3	CONCLUSION
The landlords should be advised to endorse the maintenance of a floating account for the funding of minor repairs maintenance and payment requirement as at when required.
It is important also to enlighten the tenants and the public at large on the need to pay rent as at when due and not in arrears, hence the disadvantages involved in arrears of rent starts to be enormous. And this can be achieved through the effective use of the electronic and print media regular arrangement of seminars, workshop and conferences when the relevance of estate surveyors and valucr in the efficiency of property management will be explained.
Spirited efforts should be made by property owners to accord managing agents a free hand in the handling of the affairs of their properties particularly in the screening and selection of tenants such, freedom will enables the agent put their professional acumen and wealth of experience to bear, in the handling of the caretakers task of selecting responsible and valuable tenants that will enhance the realization of the landlords investment objectives and not the other way round.
Furthermore, in the pursuit of sound policies towards the eradication of arrears of rent and difficult tenants lease agreements should be properly drafted to avoid ambiguities. In summation, if all that were suggested and recommended in 5.3 are employed in method of rent recovery and treatment of difficult tenants adequately. It will then go a long way in solving long lasting problems militating against methods and approach. There is no doubt that application of these suggested solutions and methods but ever increasing challenges in future.


QUESTIONNAIRE
DEPARTMENT OF ESTATE MANAGEMENT
INSTITUTE OF ENVIRONMENTAL STUDIES
KWARA STATE POLYTECHNIC, ILORIN

Dear Respondent,
I am a final year student of the department of estate management carrying out a research on "AN ASSESSMENT OF RECOVERY OF RENT ARREARS IN COMMERCIAL PROPERTIES", I have prepared this questionnaire to gather data on my research and will appreciate your kind response to the questions, All data collect shall be used mainly for academic purpose.
Thank You KWARA STATE POLYTECINIC, IIORIN INSTITUTE OF ENVIRONMENTALSTUDIES DEPARTMENT OF ESTATE MANAGEMENT SECTION: A APPENDIX
1. Gender of respondent (a) male (b) female
2. Age of the respondents (a) 20-29 years (b) 30-39 years (c) 40-49 years (d) 50 years and above
3. Marital status of the respondents (a) Single (b) Married (c) Divorced (d) Widowed SECTION B Olawuyi loyosi Cecilia
4. Occupation of the respondents (a) Trading (b) Students (c) Civil servant (d) Business (e) Artisan Researcher.
5. Monthly income of the respondents (a) Less than #10,000 (b) #10,000 - H41.000 (c) #41,000 -l60.000 (d) #60,000 and above
6. What is your position in the organization? (a) Chief Executive Officer (b) Manager (c) Supervisor (d) others, please specify.....
7. Is there a difficult tenant? (a) Yes (b) No
8. Who is a difficult tenant? (a) Tenant that is too quit (b) 'The violent tenant (c) None
9. What makes a tenant to be difficult? (a) Temporal loss of income (b) (Change in change in government policy (c) Economic recession (d) Loss of rent abnormal increase in rent: (c) Others, Please Specify.
10. Is it true there is rent arrears? (a) Yes (b) No 10. How can rent arrears tenant be treated? (a) Fix problems immediately (b) Never drop in unannounced (c) Not getting greedy with rent increases (d) Others, please Daily 39
11. 1f yes to question 11, how can rent arrears be recover from a difficult tenant? (a) Contraction (b) Mediation (c) Other, please specify...
12. What steps can be taken in getting a tenant ejected from a house? (a) Lawyer should serve the tenant notice to quit (b) serving the tenant with a notice of owners intention to apply to recover possession (c) Others, please specify..
13. 1s it true that there is a selection of tenant? (a) Yes (b) No
14. How can a good tenant be selected into a property? (a) tenant interested in the unit (b) agrees to your tenants screening process (c) Fills out all part of your rental application (d) less sufficient income (e) Responsible and stable income (d) Others please Specify…………………………………………………….
15. What are the causes of increment in rent arrears? (a) Inflation (b) Government Policy
16. Others, please specify.
17. How can rent increase be handle? (a) General rent increase rules (b) acceptance of new rental agreement (c) refusal of new rental rate (d) Others please specify...
18. What type of property did you occupy? (a) Tenement building (b) 2 bed room that (c) 3 bed room flat (d) O0ice block (e) Shops
19. When you occupy the property, how much are you paying as rent per annum (a) #1 #5000 (b) s000 - #10,000 (c) #10,000- #15,000 (d) 15,000 and above
20. How much are you paying at present per annum? (a) /1 - /5000 (b) 5000- #10,000 (c) W10.000- #15.000 (d) 15,000 and above
21. What are the auxiliary services that in your property? (a) Good accessibility and communication (b) Adequate electricity supply (c) Nearness to the market (e) None of the above () All of the above
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