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Condominium owners’ perception of quality of living can be assessed through hope; the aspiration of themselves and their families can attain the ability to live an emotionally, physically and mentally health and happy life well within their unit and the condo community.
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Within this conceptualization of happiness and health, Quality of life is intensely subjective. Through the lens of capital accumulation, one condo owner may define quality of life by their ability to have attained wealth by home ownership. Another may define it by the level of satisfaction and excitement with life in terms of their novel experiences; comfort and convenience of not having to exert time and energy in maintaining a the traditional white-picket fence home. For some it is their aspiration and opportunity of living in a diverse and contained community
One further subjectivity is the sustainability of such spaces. In a recent European study, it was found that Generation Y was keen to purchase ‘Green Condominiums’ due to the knowledge of climate change and desires towards sustainable living (Kongkajaroen 2014). Indeed, as sustainability grows to be part of the assessment of quality of living and intent to purchase, condominium corporations must ensure their practices promote these values to ensure they’re industries thrive and families in these spaces can continue to pursue the values of happiness and health they invested for in a condo unit. This paper will be examining condominium corporations in Ontario, Canada and particularly the Town House complex of condominium, York Condominium Corporation No. 252, (YCC 252). 

The Business Model
Condominiums diverge from the traditional commercial business model consisting of  shareholders, stakeholders and a market., Instead, within the condominium home ownership model, owners share a dual role of being stakeholders and consumers;  enjoyment their living space, common elements  and all facilities and environs of this residential community,  while wielding voting capacity to shape the decision-making for their community .  
Owners hold a transferable title to their condo unit and are entitled to sell their unit at any time for profit or loss. However, they can only exercise their right as a contributor to the proprietorship of all mobile and immobile assets of the common elements of the condominium.
Common elements are the shared spaces in and around the condominium building that are owned collectively by all owners in the building. Essentially, this encompasses all the areas outside of the owner’s unit. 
Hence the ensuing decisions and resolutions concerning the maintenance and repair, functional performances and the community-oriented amenities and services delivered in a fair and equal manner, alongside its financial and non-financial implications, Willard, B (2016).
The condominium corporation is an Owners’ Association, providing every condo unit owner an automatic membership and, the right to a single vote on all decisions and resolutions set forth by the corporation. Each owner in the building is responsible for paying a percentage of the costs associated with maintaining and repairing the common elements. These monthly condominium fees are usually based on the square footage of owner’s unit. 
Therefore, we must seek first to understand this social system and its uniqueness before embracing any pursuits for analysis, improvement and creating a sustainable community for the future.
Condominium corporations are a non-profit organization incorporated without any share capital. Nonetheless, corporations accept the responsibilities for performance of a commercial contractual relationship with every unit owner as the Objects and duties of the corporation (Condominium Act of Ontario, (1998), Corporations are governed by a Board of directors elected by owners at the Annual General Meeting (AGM). Owners thus comprise a defined clientele with individual and collective interests (Horisch et al., 2014).
Accordingly, the Corporation is vulnerable to legal action by owners individually and collectively pursuant to consumer protection rights enshrined in the Condominium Act of Ontario, 1998. 
Thus, owners are the perpetual and primary stakeholders representing the entirety of consumers served by a Board of directors 
PESTEL
In examining the external environment, we have found that 95% of all new condominium developments are concentrated in the core of the city of Toronto taking advantage of existing infra-structure. Developers build skyscrapers increasing the number of floors, but smaller units with living spaces mostly ranging from 500Sq. Ft. to 800 Sq. Ft. Regrettably, these units are sold at double the price of condo units built in late 1970’s, YCC 252, that are a minimum 1100 Sq. Ft.. (Kralj, D,  (2009).

At this moment, owners seem elated by an incongruent price increase of their unit, 
(Kralj, D, (2009). This is   underscored by the following drivers: 

1. 		Scarcity of serviceable land, existing infrastructure and the population growth.
[bookmark: _GoBack]2.	High density vertical development and its convergence in the core of the city.

YCC 252 enjoys the trickle-down effect of price increase in a condominium seller’s market. It is distressing to note that such a premium is realized when the corporation has a record of intentionally dismissing the Engineer’s scheduled major repairs and replacements in this 40-year-old property complex. The price of the condo units and their quality may be mismatched.
Nonetheless, nearly 50% of owners living here since the development of the condominium feel comfortable with the status quo and deny that property value increases are short-term provisional benefits, but a long-term prosperity they can invoke at their own discretion. This degree of complacency, especially by the board members manifests a system in disarray, (Meadows et al, (1972).
Therefore, we are compelled to examine the unsustainable state of YCC 252 against the UN sustainable development goals, (Smale, A, (2017). This would assist YCC 252 in pursuing   environmental, social and economic enrichment; turning YCC 252 to a sustainable community.

ENERGY
Electricity is paid by the unit owner, it is the only source of energy for Heating, cooling and lighting in the condo unit. The construct of this built environment and the dominant governance documents do not permit a transfer to renewable energy, when available, except through a new By-law passed by owners, (Willard, B, (2016). Thus, condo owners’ capacities to engage in sustainable energy practices is shaped by their interests as represented through a political vote at an AGM. Essential to this is piquing the interests of condo owners as to why sustainable energy practices may be beneficial to them.
Heat gain and heat loss through windows is compounded by temperature increase due to climate change. Constant leaks from gaps and cracks around the window periphery in addition to the poor functional performance of windows designed 40 years ago contribute to energy inefficiencies.  Thus, an additional demand to maintain a comfortable level of heat and cool temperature may cost an additional 25%-30% of a home’s energy cost for heating and cooling. This is an opportunity to address to condo owners more sustainable options to save them money.
[bookmark: _Hlk67757869]An amendment, By -law No.6, proposed by the former Board of directors and passed with 80-90% of owners’ consent in 2010 reversed the corporation’s responsibility to maintain and replace doors and windows.  Thus, when applying Friedman’s economic theories, this ultimately serves to externalize the corporation’s common element costs.
The ramifications were not immediately obvious to owners; they may have been mis- informed by the Board of their rights and the potential for future encumbrances. Despite the amendment By-law in force, owners have neglected this obligation to replace windows in their units. Successive boards have failed to enforce the by law. Thus, given a tacit approval to these deficiencies and continued to focus on benefits of minimal increase to the annual common element assessment (CEA). 
Therefore, the Board must introduce an amendment to the By-laws accepting its accountability for replacement of windows and doors and future maintenance as prescribed in the Declaration of YCC 252.  Owners should contribute their respective percentage within common element fees or as a special assessment. The replacement of windows can be implemented in phases.   
  
WATER
The cost of supplying water inside units and in common elements is a corporation responsibility. 
Since unit owners are responsible only for their in-suite maintenance of water closets, kitchen etc. they seem more liberal in their water use, (Horisch et al (2014). Water usage is currently not measured for each unit. Excessive usage and possible leaks arising from malfunctioning toilets and faucets contribute to excessive consumption. Corporation has not invested and installed a metering system to monitor usage in each unit so that it can compare similarities and discrepancies against the total number of persons registered as residents in each unit and the consumption pattern to identify the cause of unreasonably fluctuating bills, (Hart and Milstein, 2003).  Instead the corporation has resorted to disputing the water bill with the Municipality almost every three months. Charges for wastewater from units are also billed as a percentage of the total water consumption. 
The Property Manager (PM) has been diligent and effectively implemented water saving tools like installing rainwater sensors to prevent and regulate the landscape irrigation system that has been operating even during rainfall in the day and nightly hours. Rainwater harvesting is another possibility for conserving water.
Therefore, the PM’s recommendations, opportunity for efficiencies, savings and water conservation could be recognized by the board to optimize water usage, (Hart and Milstein, (2003).    

WASTE
This community follows Reduce, Reuse and Recycle policies to the utmost degree as stipulated by the Municipality. In addition to operating solid waste management, corporation assists unit owners in disposing their used appliances arranged with Recyclers to pick up on a regular basis, (Hart and Milstein, (2003).   However, used furniture such as mattresses and sofas are disposed for a nominal fee charged to the owner and delivered to the municipal dump. 
The PM has outlined the corporation’s duty in identifying its limitation of services and the use of corporation manpower and resources determined by the governance documents and the respective annual budget, (Horisch et al (2014).  This does not preclude unit owners to arrange their own method of disposal of redundant items, donating furniture to the Salvation Army for example, and for their contractors to take responsibility in disposing of construction refuse.




STAKEHOLDERS
1. Board of directors 
The governance and operational responsibility of the volunteer board is delegated to the Property manager. The Property manager (PM) is authorized to conduct business in consultation with the board. All expenditures arising from projects involving financial expenditure, governance matters, legal consultations and disputes must be brought to the attention of the board for their perusal, discussion and decisions made at a duly called monthly board meeting and for emergencies directly with the board President. The board president’s oral report and Q&A session at the AGM is inadequate and its habitually biased, (Schaltegger and Horisch, (2015).
The Condominium Act requires directors to act honestly and in good faith and to exercise the care, diligence and skill that a reasonably prudent person would exercise in comparable circumstances, in executing decisions affecting the objects and duties of the corporation. It has been found that the board is inconsistent in seeking professional opinions from corporation Lawyers, Engineers, the Auditor and other related professionals on matters beyond their understanding and knowledge, (Schaltegger and Horisch, (2015).
This highlights the competence of board members at making reasonable decision conforming to the Condominium Act and the governance documents. Therefore, the Board members must consider becoming members of the Canadian condominium Institute and undergo specific training for condo directors. This may allow them to make better decisions that enhance the sustainability of the condominium.

2. Employees
Traditionally, the Board has not been inclined to discuss employee development. The Board has unfortunately been content with non- compliance matters relating to Occupational Health and Safety Act; subjecting the maintenance staff to complete tasks without providing safety equipment and essential Fall arrest training for climbing roofs, roof repair and eavestrough cleaning during spring and Fall. 
The maintenance staff is not licensed nor competent to carry out roof repairs that require standards adopted by professional contractors responsible for providing reliable protection from the effects of uncertain weather, (Schaltegger and Horisch, (2015). However, the board’s obsession with seeking ways to reduce operational expenses disregard the risks of personal injury and/or permanent disability to staff. This can paralyze operations and incriminate the PM for such accidents beside financial costs and increase in insurance premiums etc.,( Bowie, N.E, (2017).
Other issues including violations on accessibility and human rights could intensify the corporation’s liability. Therefore, Directors’ training would be recommended, providing them with necessary knowledge and skills to ensure that YCC 252 is compliant with all statutes, (Bowie, N.E, (2017).   Such liabilities highlight the importance of promoting better sociolegal relations within the corporation.

3.	Technical trade and Contractors
Risk management on procurement and construction contracts have been dismal. The corporation must seek the Engineers input in drafting technical specifications and call for tenders. The Board must award any tender decisively after consulting with Engineer/s about its recommended bidder, credentials and capacity to enter into a formal contract conforming to Standard CCDC terms and conditions - providing warranties, acceptable insurance certification and Workplace insurance for their crew This space provides opportunity to hear opportunities for sustainable engineering, design, and innovative solutions for the condominium..
The Board must recognize that the PM relies heavily on these outsourced services to delivering the comfort and quality living for all owners in a Risk- free environment, (Horisch et al., (2014).
4.  Corporation Auditor
The corporation is legally obligated to adhere to full disclosure and annual reporting to owners at the AGM.  The Auditor is appointed by the owners at each meeting and presents the financial statements duly approved by the board. The Auditors report includes the total financial transactions for the year including the reserve fund and investments, legal suits, if any, against the corporation and Board’s decisions that may have been in conflict of interest resulting in material benefits; as submitted by the corporation. However, the Auditor has no control over the board decisions respecting all matters discussed above nor do they involve in matters outside their purpose of engagement. The Auditor thus has capacity to assess the costs of sustainable choices and present how to promote energy, water, and waste efficiency in ways that promote the financial well-being of individual condo owners and the overarching corporation.
[bookmark: _Hlk67760493]Furthermore, the auditors limited engagement is deemed a drawback and detraction in disclosure of dominant intangibles, (Willard, B, (2016). Therefore, we suggest that a sustainability report would complement the full disclosure of information to owners entitled to reporting of all transactions material to a nonprofit organization.    

5.  STAKEHOLDERS:  Condo owners as consumers 
	Most owners are not fully aware of their lack of literacy on Condo ownership and the restrictions, liabilities and financial encumbrances that can be imposed from time to time. They really do not know that a dysfunctional or a negligent board of directors can act in ways making irresponsible decisions, (Schaltegger and Horisch (2015) that can depreciate the resale value of their units. The deliberate formulation of low maintenance fees every year are attributes of such decisions.



Summary
In purview of relationships with the community there lies a beaconing psychological contract which self-expresses the community’s multi - dimensional perceptions focusing their ecosystem, functional daily living comfort and its delivery performances. These expectations are captured by management in their operational processes and dispute resolution administered by the PM.
Accordingly, a strategic planning process for this community organization requires an integrated approach eliciting intangibles. and opportunity for sustainable development. Management and governance of this corporation and community must be geared toward co-creation of values, centering sustainability and the benefits of such a plan. 
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