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Purpose: This framework helps owners and investors establish consistent oversight for high-value private
residences, including primary homes, secondary residences, vacation estates, and portfolio properties. It is a
management framework—not legal, tax, insurance, cybersecurity, or engineering advice. Property-specific plans
should reflect the residence, location, occupancy pattern, household preferences, insurer requirements, and advice
of qualified professionals.

The Luxury Management Standard
Luxury residential management is more than concierge service. It is the disciplined coordination of the
residence as both a private environment and a valuable physical asset. The standard is built on three outcomes:

● Protect Assets: Preserve the building, finishes, systems, collections, and documentation.
● Reduce Risk: Anticipate failures, control access, supervise vendors, and document decisions.
● Preserve Value: Maintain presentation, performance, insurability, and long-term market position.

The Eight-Pillar Framework
1. Owner Governance and Service Profile
Every residence should begin with a written owner service profile. It establishes how the property will be
operated and removes uncertainty when the owner is away.

The profile should define:
● Ownership objectives and expected holding period
● Primary, secondary, seasonal, or investment use
● Decision rights and spending-approval thresholds
● Preferred communication methods and reporting frequency
● Privacy, confidentiality, and guest-service expectations
● Household preferences, arrival standards, and restricted areas
● Emergency contacts, advisors, insurers, and authorized representatives
● Rules for staff, vendors, deliveries, events, and photography

Owner deliverable: A signed management plan and authority matrix reviewed at least annually.

2. Asset Intelligence and Documentation
A luxury residence cannot be managed well without a reliable record of what it contains and how it operates.
Create a secure property record that includes:

● Property baseline condition assessment with dated photographs
● Architectural plans, surveys, permits, warranties, and manuals
● Inventory of major building systems, equipment, finishes, and serial numbers
● Art, wine, jewelry, furnishings, vehicles, and other specialty-asset records, when authorized
● Paint colors, stone types, fabrics, specialty hardware, and approved care methods
● Key, credential, remote, gate, garage, and access-device register
● Insurance schedules, appraisals, invoices, and proof of completed work
● Vendor contracts, certificates of insurance, licenses, and confidentiality agreements
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Sensitive records should be access-controlled, encrypted where appropriate, backed up, and retained according
to an approved schedule.

Owner deliverable: A secure digital property book and current asset register.

3. Preventive Maintenance and Building Performance
Preventive maintenance should be condition-based and calendar-based. Begin with a baseline inspection,
identify critical systems, assign responsible vendors, and document every completed task.

Core categories include:
● Roofing, drainage, waterproofing, facade, windows, and exterior sealants
● HVAC, indoor air quality, humidification, filtration, and specialty climate zones
● Plumbing, water heaters, pumps, shutoffs, backflow devices, pools, and spas
● Electrical service, panels, generators, batteries, lighting controls, and EV equipment
● Elevators, gates, garage systems, irrigation, wells, septic systems, and specialty equipment
● Interior finishes, millwork, stone, flooring, cabinetry, appliances, and furnishings
● Landscaping, trees, snow and ice response, pest control, and exterior lighting

Prioritize life safety, water intrusion, fire prevention, electrical hazards, climate-sensitive assets, and any system
whose failure would cause significant damage or owner disruption. Use manufacturer instructions and qualified
professionals rather than generic maintenance intervals.

Owner deliverable: A 12-month preventive maintenance calendar, open-issue log, and five-year capital outlook.

4. Risk, Safety, Security, and Resilience
Risk controls should protect the people, property, privacy, and continuity of the residence without making the
home feel institutional.

Minimum planning areas include:
● Fire detection, carbon monoxide detection, extinguishers, suppression systems, and escape planning
● Water-leak detection, automatic shutoff capability, freeze protection, and vacant-home protocols
● Intrusion detection, cameras, access control, perimeter lighting, and visitor procedures
● Smart-home and network security, unique credentials, updates, backups, and vendor access
● Severe-weather, wildfire, flood, hurricane, earthquake, and power-loss procedures as location requires
● Medical, security, evacuation, and property-damage response contacts
● Insurance review, scheduled valuables, vacancy requirements, and proof of loss-prevention work
● Incident reporting that records facts, photographs, actions, costs, and follow-up

Security information should be shared strictly on a need-to-know basis. Former staff and vendor access should
be removed immediately.

Owner deliverable: An emergency response plan, access-control register, insurance action list, and annual risk
review.

5. Vendor and Household Staff Governance
Premium service depends on qualified people operating under clear controls. Every vendor and staff member
should understand the property standard before work begins.

Use a consistent process for:
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● Identity, reference, license, insurance, and background screening as lawful and appropriate
● Written scopes, pricing, change-order approval, warranties, and service-level expectations
● Confidentiality, photography, social media, key control, and owner-contact restrictions
● Check-in, escort, work-area protection, cleanup, and closeout procedures
● Verification that work is complete before invoice approval
● Performance scoring for quality, responsiveness, discretion, safety, and value
● Backup vendors for critical systems and after-hours emergencies

No invoice should be the first documentation of additional work. Material scope changes should be approved
before the cost is incurred unless immediate action is necessary to prevent injury or property loss.

Owner deliverable: An approved vendor roster, contract calendar, performance scorecard, and invoice-control
process.

6. Financial Stewardship and Capital Planning
Owners need visibility without administrative overload. Financial reporting should distinguish routine
operations, preventive maintenance, repairs, projects, and capital improvements.

The management process should include:
● Annual operating and capital budgets
● Owner-defined approval limits and emergency spending authority
● Competitive bidding or documented sole-source justification for significant work
● Invoice matching to approved scope, completion evidence, and correct property
● Monthly actual-to-budget reporting with meaningful variance explanations
● Forecasts for replacements, deferred work, insurance deductibles, and major projects
● Tracking of warranties, deposits, retainage, credits, and recurring contracts
● Segregation of request, approval, payment, and reconciliation duties where practical

Owner deliverable: A monthly financial dashboard and rolling five-year capital plan.

7. Residence Readiness and Private Service
The home should feel effortless to the owner because preparation is disciplined behind the scenes. Create
written standards for occupied, unoccupied, arrival, departure, guest, and event modes.

An arrival-readiness review may include:
● Temperature, humidity, lighting, air quality, water, and technology checks
● Housekeeping, linen, pantry, floral, vehicle, and amenity preparation as authorized
● Verification that maintenance activity is complete and work areas are restored
● Testing of gates, alarms, Wi-Fi, audiovisual systems, elevators, and key appliances
● Review of weather, deliveries, reservations, guest needs, and known disruptions
● Discreet presentation of unresolved issues and recommended decisions

Luxury service must never compromise privacy, financial control, safety, or asset care.

Owner deliverable: Arrival and departure checklists, residence status report, and issue escalation protocol.
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8. Performance Assurance and Continuous Improvement
The framework should be measured, not assumed. Review operating performance using a concise owner
dashboard.

Recommended indicators include:
● Preventive maintenance completed on time
● Open high-priority issues and average resolution time
● Emergency incidents and repeat failures
● Water, energy, and other material usage trends
● Operating and capital variance to budget
● Vendor performance and warranty recovery
● Insurance or inspection recommendations completed
● Owner requests completed by the promised date
● Deferred maintenance exposure and capital forecast changes

Conduct a formal annual residence review to update the condition baseline, management plan, risk register,
vendor roster, insurance documentation, and capital outlook.

Owner deliverable: A monthly dashboard, quarterly management review, and annual property stewardship
report.

Recommended Operating Rhythm
Daily or Each Occupied Day

● Confirm critical systems, security status, presentation, and active service requests.
● Record unusual conditions, incidents, owner requests, and vendor access.

Weekly
● Inspect high-risk areas and review open work orders.
● Confirm landscaping, housekeeping, pool, climate, and security standards.
● Review upcoming owner, guest, vendor, and delivery activity.

Monthly
● Reconcile invoices and budget performance.
● Review preventive maintenance completion, access logs, incidents, and warranties.
● Issue a concise owner report with decisions required.

Quarterly
● Conduct a documented property walk with photographs.
● Review vendor performance, contracts, safety systems, and capital priorities.
● Test the applicability of emergency procedures and contact information.

Annually
● Refresh the property baseline, asset inventory, management plan, and risk assessment.
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● Review insurance schedules, appraisals, permits, warranties, cybersecurity, and staff access.
● Approve the annual budget, maintenance plan, and five-year capital forecast.

Owner Reporting Dashboard
A useful owner report should answer five questions quickly:

1 Is the residence safe, secure, and ready?

2 What changed since the last report?

3 What requires the owner's decision or approval?

4 Are spending and projects tracking to plan?

5 What emerging risk could affect cost, use, privacy, or value?

Avoid reports that list activity without interpreting it. Owners should receive exceptions, decisions, cost
exposure, and recommended action—not operational noise.

Implementation Roadmap
First 30 Days: Establish Control

● Confirm authority, contacts, owner preferences, insurance obligations, and active contracts.
● Secure keys, credentials, records, valuables documentation, and vendor access.
● Inspect critical systems and resolve urgent life-safety or water risks.

Days 31-60: Build the System
● Complete the baseline assessment and digital property book.
● Establish preventive maintenance, vendor, financial, and incident-control processes.
● Create residence modes, checklists, reporting templates, and emergency procedures.

Days 61-90: Optimize and Report
● Approve the operating budget and capital outlook.
● Test reporting, readiness, security, and emergency processes.
● Present the owner with priorities, unresolved exposure, and a 12-month action plan.
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Professional Resources
● Institute of Real Estate Management - Property Management Certifications and Standards

https://www.irem.org/certifications

● IREM - Accredited Management Organization Standards and Functions
https://www.irem.org/certifications/for-companies/amo-accredited-management-organization/amo-standards-and-functions-requirement
s

● ENERGY STAR - Operation and Maintenance Best Practices
https://www.energystar.gov/buildings/save-energy-commercial-buildings/ways-save/om-best-practices

● ENERGY STAR - Smart Home Energy Management Systems
https://www.energystar.gov/products/smart_home_energy_mgnt_systems

● National Fire Protection Association - Home Fire Safety
https://www.nfpa.org/education-and-research/home-fire-safety

● National Fire Protection Association - Smoke Alarms
https://www.nfpa.org/education-and-research/home-fire-safety/smoke-alarms

● CISA - Home Network Security
https://www.cisa.gov/news-events/news/home-network-security

● CISA - Secure Our World
https://www.cisa.gov/secure-our-world
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