DESIGN FOR MANAGEMENT
How to positively impact management &
operational efficiences

DESIGN FOR MANAGEMENT

PRSim is a consultancy and management operator dedicated to
providing PRS & Build to Rent developers / investors with a complete
end to end service; from the initial process of identifying site
opportunities through to the day to day operational management
of your investment.
PRSim works side by side with architects and construction partners
to deliver highly attractive developments that make sense from the
bottom-line up. In this guide PRSim will share their knowledge on how
best to design your scheme to ensure optimum asset performance.

What is design for management?
Design for management is the art of designing
and developing a scheme which is not only highly
desirable but as efficient to manage as possible,
whilst still remaining functional and enjoyable to live
and work in.
Design for management is a powerful tool that can
be applied to the benefit of professional service firms
and the total building process – ultimately reducing
operational running costs, and in turn maximising net
operating income (NOI).

Initially this can be undertaken as a desktop exercise;
however it is far more beneficial for a Design
Consultant to attend the project / design meetings
from the outset with both the Architect and M&E
Consultant in attendance.. By becoming involved
at the earliest opportunity it increases collaboration
between the relevant parties, thereby having a
positive and effective impact on the flow of design.

Why is it important?
Design for management is important for a number
of key reasons:

of the failure to consider how a building will be run
until it is almost complete.

••

De-risk design problems by finding solutions
before they materialise

••

Contribute to planning and co-ordination in a
way that adds value to the process

••

Identifies operational efficiencies

It is critical that the Operator is consulted when
developing the brief for new schemes, and that they
are engaged at the earliest opportunity to advise
on all aspects of operational management, ideally
before construction begins.

••

Positively impacts on reducing running costs

There is often a significant gap between predicted
and achieved performance which is a direct result

At PRSim we refer to this as ‘soft landings’, a strategy
adopted to ensure the transition from construction
to occupation is ‘bump-free’ and that operational
performance is optimised..
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What should be considered and why?
RESIDENT DEMOGRAPHICS
Knowing the likely resident profile of your scheme along with their differing needs / priorities
will impact the overall resident offering.

RENTAL COMPARABLES
Correctly analysing and reviewing the existing rental market to determine achievable rent
levels, as well as understanding the cost benefit and design features of your scheme against
the local competitor set can be key to understanding the viability of a scheme.

AFFORDABILITY
Understanding if the forecast rental levels are achievable is important. If the average salaries
from your target audience are too low they won’t be able to afford to live in your scheme
even if they wanted to.

UNIT MIX
Understanding who your likely tenants are and what is lacking in the existing market will
ensure that you have a scheme which will be in demand but also producing the highest
possible income.

AMENITIES
Why install a gym or cinema when there’s one just around the corner - this may sit empty,
take up useable space and incur a cost for ongoing maintenance. Every inch of sq. ft. given
over to amenity space is space which is taken from a potentially rentable unit. Understanding
what the cost implications are against potential increased income is key to the viability of
any scheme.

From unit mix to balconies, communal gardens to gyms, PRSim work
collaboratively with you to fully inform and explore every option.

MANAGEMENT & STAFFING STRATEGY
Understanding how the building will be managed from a staffing perspective will impact
other areas such as security and access control, post deliveries, waste management – the list
goes on. Sites where there are friendly proactive staff see higher levels of residents renewing
and issues being resolved far quicker.

BACK OF HOUSE & STORAGE AREAS
Your staffing strategy, size of scheme and level of amenity space offered will impact the
back of house area required. Storage for cleaning and maintenance equipment needs to be
considered, as does a site office and welfare facilities for the onsite team.

WASTE MANAGEMENT
Where are the bins going to be located? When does the council collect, what is the policy
on recycling, are residents or the cleaners taking waste to the bin area? These are all points
which need to be considered and can have an impact on the management costs. How the
scheme is presented and maintained will positively impact how residents behave towards
the building.

RESIDENT EXPERIENCE - MOVING IN & OUT
Planning for the move-in process and having a strategy in place is critical to reducing
damage, wear and tear and therefore reducing maintenance costs. Having a dedicated lift
where doors can be locked open while moving items in will reduce engineer call outs and
unwanted damage. Having a move-in process which is well managed will also offer residents
a better experience which will positively impact how they feel about the scheme.

SMART TECHNOLOGY
Door access, entry phones, resident portals and other technologies all need to be decided
upon at the earliest opportunity. Network cabling and connectivity are all key to the success
of smart technology. This can also have an impact on reducing management resource
which in turn reduces operational running costs.

DESIGN FOR MANAGEMENT

TO FURNISH OR NOT TO FURNISH
The cost of furnishing and the anticipated lifespan needs to be taken into account when
deciding on the furniture strategy. The size and design of the units will impact this – if they
are small and odd sizes, having cleverly design built-in furniture could be beneficial. The
anticipated resident base should be considered – are they likely to want to bring their own
furniture or are they graduates, who would prefer furnished or to take a furniture package.
What white goods should be included; fridges, freezers, microwaves? To create a sense of
community should a laundry/games room be considered? This will reduce the cost of white
goods for each and every apartment.

SECURITY
This is a key aspect to the happiness of all residents, it is also a way to reduce onsite staffing
and provide protection to the building and Scheme. Thinking about access controls, CCTV,
entrances / exit points to the site need to be taken into account at the earliest stages possible.
This also impacts any management strategy particularly staffing requirements. Ongoing
maintenance costs should also be taken into consideration.

M&E PLANNED & PREVENTATIVE MAINTENANCE
Understanding and having engagement on the mechanical and electrical plant / equipment
planned to be installed is critical to the operating costs for any scheme as how items are
maintained will and can increase operational costs. A good example of this is a clever design
feature which looks good but requires a cherry picker to access it. The cost of this could
outweigh the benefit of proceeding with the design feature.

LIFECYCLE & FUTURE PROOFING
Finally, consideration must be given to what the ongoing lifecycle and replacement costs
are likely to be, and having a plan in place to deal with this - understanding the anticipated
expenditure should be factored into all financial models. Keeping the scheme updated and
in line with other schemes which may come forward in the future, and also with residents
expectations will ensure that the maximum rent can be achieved at all times.

What is the impact on your Build to Rent scheme?
Design for management can only have a positive
impact on your Build to Rent scheme. Designing a
scheme correctly before it’s built saves retrofitting at
a later date, which is often more costly than spending
at the outset. Having an efficient and well run scheme
decreases operational costs. Ensuring that the unit mix
meets demands and that the apartments are well
designed and finished to a good standard increases

the rental income. Managing a scheme effectively
and ensuring resident satisfaction has a positive
impact on how long residents stay, and regular rental
increases can be achieved, increasing revenue.
Maximising income and reducing expenditure can
only be realised by having a well designed, built and
managed building.

What next steps do you need to take?
To ensure you have taken all the right steps to
maximise the NOI on your scheme get in touch
and ask about appointing a PRSim Design for
Management Consultant as the earliest stage in the
development process.
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