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Abstract 

Within the last few decades, the Sri Lankan construction industry is experiencing significant 

growth in high-rises, particularly the condominiums in Colombo and other highly urbanized 

areas in Sri Lanka. It is also evident that the condominium market has been expanding with the 

involvement of both local and foreign investors coming in contributing greater extent of 

choices and the local construction industry has also been significantly benefited through these 

developments. However, long term sustainability of these developments is still uncertain due 

to various socio-economic and political issues. Therefore, it is highly imperative to understand 

the root causes for such uncertainty and the risks that condominium industry faces in its future 

developments.    

Hence, this study intended to provide an insight on the significance of following a proper risk 

management framework in condominium projects in Sri Lanka and to enhance the awareness 

on critical risk factors that might hinder the future developments and progress from the 

developments’ perspective. Thus, the main research question formulated to investigate is 

“What are the major risks faced by condominium developers as hindrances to the sustainability 

of condominium developments in Sri Lanka?”  

The study has mainly adopted both quantitative and qualitative approaches in data collection, 

in order to bring the developers’ perspective on the risks that have a primary importance from 

their own point of view. Hence, a desktop study was carried out first to understand the risks 

that affect the condominium development industry and it enabled to identify fifteen (15) risk 

factors through published literature. Thereafter, a questionnaire survey was carried out using 

twenty-one (21) respondents comprising of professionals who are involved in condominium 

development projects representing three major sectors i.e. Developers, Consultants and 

Contractors, in order to validate the factors identified. The survey was carried out in two rounds 

using the Delphi Technique where the questionnaire respondents were requested to rank the 

risk factors based on their criticality to the condominium developments. Thereafter, the five-

most Critical Risk Factors (CRFs) were identified. The data gathered was analyzed and 

interpreted by adopting Analytical Hierarchical Process (AHP) with the involvement of ten 

experts selected among the survey respondents.   

According to the analysis, the location of a development, inaccurate forecasting on sales and 

demand, issues related to funding, delays in obtaining clearances and construction challenges 

due to labour scarcity were considered to be the most critical risk factors in developers’ 

perspective. These risk factors could heavily impact on the investment decisions of the 
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developers in condominium projects. Thus, the study provides an insight that can be used in 

policy formation and practices of the Sri Lankan condominium industry to develop a better risk 

management framework.   

Keywords: Condominium projects, Developers, Critical Risk Factors, Risk Management  



vii 

 

Table of Contents 
LIST OF FIGURES .............................................................................................................. ix 

LIST OF TABLES ................................................................................................................. x 

LIST OF ABBREVIATIONS ............................................................................................... xi 

LIST OF APPENDICES ...................................................................................................... xii 

1 INTRODUCTION ............................................................................................................. 1 

1.1 Background and Problem Identification ..................................................................... 1 

1.2 Research Questions ..................................................................................................... 6 

1.3 Objectives .................................................................................................................... 6 

1.4 Research Methodology ................................................................................................ 7 

1.5 Limitations of the Study .............................................................................................. 8 

1.6 Research Deliverables ................................................................................................. 8 

1.7 Guide to Thesis ............................................................................................................ 8 

2  LITERATURE SURVEY ................................................................................................ 10 

2.1 What are condominium properties? ............................................................................... 10 

2.2 Theoretical and conceptual explanations ....................................................................... 12 

2.2.1 Risks and Risk Categories in Real Estate Developments ....................................... 12 

2.2.2 Risk Identification & Risk Assessment in Real Estate Developments ................... 17 

2.3 Stages of Development .................................................................................................. 20 

2.4 Developers and Stakeholders ......................................................................................... 22 

2.5 International Experiences ............................................................................................... 24 

2.6 Local Condominium Industry ........................................................................................ 28 

2.7 Summary ........................................................................................................................ 35 

3  RESEARCH METHODOLOGY ..................................................................................... 36 

3.1 Method of data collection .............................................................................................. 36 

3.2 Method of data analysis ................................................................................................. 38 

4  DATA COLLECTION AND ANALYSIS ...................................................................... 41 

4.1 Questionnaire Survey ..................................................................................................... 41 

4.2 Application of Delphi Method ....................................................................................... 44 

4.3 Analytic Hierarchy Process............................................................................................ 48 

4.4 Discussion on Results .................................................................................................... 50 

5  CONCLUSION AND RECOMMENDATIONS ............................................................ 56 



viii 

 

5.1 Conclusion ..................................................................................................................... 56 

5.2 Recommendations .......................................................................................................... 61 

REFERENCES ........................................................................................................................ 63 

APPENDICES ......................................................................................................................... 68 

 

 

  



ix 

 

LIST OF FIGURES 

Figure 1: Recent Condominium developments in Colombo & Suburban areas 2 

Figure 2: Flow Diagram of Research Methodology 7 

Figure 3: Condominium Development Process (Boucher, 1993, p.3) 20 

Figure 4: Cross-section of Respondents (Profession-wise) 42 

Figure 5: Cross-section of Respondents (Sector-wise) 43 

Figure 6: Sample Output from AHP Calculator 49 

 

file:///T:/PRINT-SCAN/DAMITHA/THESIS/Thesis%20Draft%204_20190422.docx%23_Toc6903816
file:///T:/PRINT-SCAN/DAMITHA/THESIS/Thesis%20Draft%204_20190422.docx%23_Toc6903817
file:///T:/PRINT-SCAN/DAMITHA/THESIS/Thesis%20Draft%204_20190422.docx%23_Toc6903818
file:///T:/PRINT-SCAN/DAMITHA/THESIS/Thesis%20Draft%204_20190422.docx%23_Toc6903819
file:///T:/PRINT-SCAN/DAMITHA/THESIS/Thesis%20Draft%204_20190422.docx%23_Toc6903820
file:///T:/PRINT-SCAN/DAMITHA/THESIS/Thesis%20Draft%204_20190422.docx%23_Toc6903821


x 

 

LIST OF TABLES 

Table 1: Elements of Risks in Real Estate Developments ....................................................... 15 

Table 2: Sources of Risks ........................................................................................................ 16 

Table 3: Typical Real Estate Development Process ................................................................ 21 

Table 4: Residential Market Segments in Colombo with approximate value ......................... 30 

Table 5: Approvals required for condominium developments ................................................ 32 

Table 6: Scale for comparison of Criteria (Saaty, 2008) ......................................................... 40 

Table 7: Cross-section of Respondents (Discipline-wise) ....................................................... 42 

Table 8: Cross-section of Respondents (Sector-wise) ............................................................. 42 

Table 9: Risk Elements ............................................................................................................ 43 

Table 10: Results from Delphi round 1 .................................................................................... 45 

Table 11: Risk Elements used for Delphi round 2 ................................................................... 46 

Table 12: Results from Delphi round 2 .................................................................................... 47 

Table 13: Sample response for pair-wise comparison ............................................................. 48 

Table 14: Summary of results of pair-wise comparison .......................................................... 50 

 



xi 

 

LIST OF ABBREVIATIONS 

 

Abbreviation   Description 

CMA    Condominium Management Authority 

UDA Urban Development Authority of Sri Lanka 

CoC Certificate of Conformity 

CEB  Ceylon Electricity Board 

SLT Sri Lanka Telecom 

NWSDB  National Water Supply and Drainage Board 

AHP Analytic Hierarchy Process 

CRF Critical Risk Factor 

JV Joint Venture 

BoI Board of Investment of Sri Lanka 

URA  Urban Redevelopment Authority of Singapore 

JLL    Jones Lang Lasalle (Sri Lanka) 

MMWD Ministry of Megapolis & Western Development 

USA United States of America 

AR Average Ranks  

CRF Critical Risk Factor 

MS Microsoft 

  



xii 

 

LIST OF APPENDICES 

Appendix  Description       Page 

Appendix - A  Letter to CMA requesting information   69 

Appendix - B  Data received from CMA     70 

Appendix – C  Research Questionnaire (Part A)    71 

Appendix – D  Research Questionnaire (Part B)    74 

Appendix – E  Sample Individual Responses for Questionnaire - Part A 75 

Appendix – F  Summary of Individual Responses for Quest. - Part A 80 

Appendix – G  Responses for AHP Survey     88  

Appendix – H  Summary of AHP Survey Responses    98 

 




