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Best Maintenance Practices — Achieving 
Excellence 
In the realm of maintenance management, the term “Best Practices” represents benchmarking 
standards — nothing surpasses or exceeds these practices. These words are most associated 
with the quality of management. However, opinions vary among executives in successful 
companies regarding what truly constitutes the best business practices, management styles, 
and corporate philosophies. Unfortunately, for some, the concept of Best Practices conjures up 
an image of something obscure, ever-changing, and unattainable. 

In this discussion, I shall outline real, specific, achievable, and proven standards for 
maintenance management. I shall demonstrate the expected results from targeting and 
reaching the performance levels of best maintenance practices. Additionally, I shall provide 
methods, strategies, and actions to help develop a plan for executing these practices, making 
maintenance departments more efficient, reducing plant maintenance, and operating costs, 
improving reliability, and boosting morale. 

Strategic Goals and Objectives in Asset Management 
Strategic goals and objectives play a crucial role in shaping an organization’s direction and 
success. 

1. Strategic Goals: 
o Definition: Strategic goals are high-level, overarching objectives set by a company to 

guide its overall development and direction. These goals are typically broad and long-
term, spanning a period of three to five years. 

o Purpose: They serve as a framework for operational planning and decision-making 
within the organization. 

o Examples: 

▪ Expanding market share in a specific region. 

▪ Enhancing service quality and customer satisfaction. 

▪ Achieving sustainable growth. 

▪ Becoming a leader in asset management. 

2. Strategic Objectives: 
o Definition: Strategic objectives are specific, measurable outcomes or actions that 

contribute to achieving long-term goals. 

o Quantifiable: Effective strategic objectives are quantifiable, either through statistical 
results or observable data. 

o Examples: 

▪ Increasing annual revenue by 15% over the next three years. 

▪ Reducing production costs by streamlining processes. 
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▪ Launching a new product line within the next two years. 

▪ Improving employee retention rates by implementing targeted HR initiatives. 

3. Alignment with Strategic Planning: 
o Strategic Planning: It involves defining the company’s direction for the next three to five 

years. The process includes setting strategic goals, which are integral to the plan. 

o  Components of Strategic Planning: 

▪ Customer Insights: Understanding customer needs and preferences. 

▪ SWOT Analysis: Assessing strengths, weaknesses, opportunities, and threats. 

▪ Company Values: Defining core principles and beliefs. 

▪ Competitive Advantages: Identifying unique strengths. 

▪ High-Level Project Roadmap: If applicable, outlining major initiatives. 

In summary, strategic goals provide the compass for an organization’s journey, while strategic 
objectives are the specific milestones along the way. By aligning these elements, companies 
can navigate toward success and adapt to changing environments. 

Why Pursue the Best Maintenance Practices? 
Even if everyone at a facility is satisfied with the existing maintenance program, there are 
compelling reasons to explore best practices: 

1. Efficiency Gap: Studies reveal that most maintenance departments in the United States 
and Canada operate at only 10% to 40% efficiency. Nearly 70% of equipment failures are 
self-induced. These statistics are unacceptable, especially for upper management and 
maintenance managers. 

2. Measuring Performance: Do you measure and track maintenance efficiency? Do you 
accumulate and analyze data on equipment failures? If not, you may have no idea how your 
maintenance department compares to these averages. 

Defining Best Maintenance Practices 
Best maintenance practices fall into two categories: standards and methods. Standards 
represent measurable performance levels of maintenance execution, while methods and 
strategies must be practiced meeting those standards. The combination of standards with 
effective methods provides the foundation for an integrated planned maintenance system. 
Achieving the best maintenance practice standards (Maintenance Excellence) involves an 
interactive and integrated series of links with an array of methods and strategies. 

Before defining these standards, let us ensure common agreement on the definition of 
maintenance: to keep equipment in its existing state, preserve it, continue its good operating 
condition, and protect it. Surprisingly, some people misinterpret maintenance as merely “fixing 
it when it breaks.” However, this reactive approach falls short. Proactive maintenance is the 
true mission. 
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Proactive vs. Reactive 
The potential cost savings from the best maintenance practices may elude some managers. 
They may not believe that repair practices directly impact an organization’s bottom line. 
However, enlightened companies have demonstrated that by reducing self-induced failures, 
they can increase production capacity by up to 20%. Accepting lower reliability standards due 
to a lack of understanding or ignoring the issue is not the solution. A good manager actively 
admits to maintenance problems and seeks solutions. 

How can you actively pursue a solution? Be proactive, disciplined, accountable, maximize 
available resources, and manage based on information. Adopting a proactive approach to 
maintenance improves effectiveness more rapidly than aggressive programs within the 
confines of an existing reactive maintenance environment. 

Equipment-Level Best Practices 
The standards for best maintenance practices at the management level flow down to 
equipment-specific practices. These practices serve as benchmarks for performing preventive 
maintenance. If your organization falls short in achieving these practices, consider the 
organizational culture as the root cause. Changing the culture is challenging, as humans 
naturally resist change. Effective salesmanship plays a crucial role in transitioning from 
reactive to proactive maintenance. 

Allow the planning and scheduling process to work. When maintenance is planned and 
scheduled, a proactive approach can deliver equivalent work with fewer personnel compared 
to a reactive maintenance crew. Selling this concept before implementing changes eases the 
transition. The benefits of proactive maintenance include improved employee effectiveness, 
reduced extended workdays, increased personal pride, and enhanced employee morale. 

Strategic Attributes of Proactive Maintenance 
To implement best maintenance practices successfully, plan meticulously. Develop timelines, 
assign personnel, and document the necessary elements for a well-planned change. 
Fundamental attributes for proactive maintenance success include: 

• Planning: Thoughtful planning ensures smooth implementation. 
• Discipline: Consistent adherence to best practices. 
• Resource Maximization: Efficiently use available resources. 
• Information-Based Management: Make decisions based on data. 

By embracing these attributes, organizations can achieve Maintenance Excellence and reap the 
rewards of optimized maintenance practices. 

Strategic Asset Management — Unlocking 
Value 
In the dynamic landscape of business, effective asset management is more than just routine 
maintenance. It is a strategic endeavor that drives growth, resilience, and competitive 
advantage. Here is how to elevate your asset management game: 
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1. Holistic View: Shift from reactive fixes to proactive strategies. Understand your assets’ 
lifecycle, risks, and dependencies. Consider not only physical assets but also intellectual 
property, data, and brand equity. 

2. Risk Mitigation: Identify vulnerabilities and create robust risk mitigation plans. Whether it is 
optimizing maintenance schedules or diversifying asset portfolios, safeguarding against 
disruptions is paramount. 

3. Data-Driven Insights: Leverage data analytics to make informed decisions. Predictive 
models, IoT sensors, and AI-driven algorithms provide real-time insights, enabling smarter 
resource allocation. 

4. Strategic Allocation: Allocate resources strategically. Prioritize critical assets, invest in 
innovation, and divest underperforming ones. Balance short-term gains with long-term 
value creation. 

5. Collaboration: Break silos. Engage cross-functional teams — finance, operations, IT — to 
align asset management with organizational goals. Foster a culture of ownership and 
accountability. 

Remember, assets are not just line items on a balance sheet; they are enablers of success. 
Embrace strategic asset management, and watch your organization thrive! 

Enhancing Long-Term Efficiency 
Strategic Asset Management (SAM) is a comprehensive framework that guides organizations in 
optimizing their assets for long-term success. 

1. Top-Down Approach: 
o SAM takes a top-down perspective, focusing on equipment management from a 

strategic standpoint. 

o It emphasizes long-term planning for asset maintenance and operations, ensuring 
sustained performance and reliability. 

2. Balancing TOTEX: 
o TOTEX (Total Expenditure) considers both capital (CAPEX) and operational (OPEX) 

expenses. 

o SAM prioritizes investments in physical assets while maintaining a balance between 
capital outlay and ongoing operational costs. 

3. Holistic Asset View: 
o An SAM framework provides a holistic understanding of current asset requirements and 

anticipates future needs. 

o It enables organizations to plan for asset needs over extended periods (5, 10, or 20+ 
years). 

4. Data-Driven Decision-Making: 
o SAM replaces guesswork with data-driven insights. 

o Instead of relying solely on budgets, SAM equips decision-makers with accurate asset 
information aligned with organizational goals. 
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5. ISO 55001 Compliance: 
o ISO 55001, the international standard for asset management, emphasizes the 

importance of a Strategic Asset Management Plan (SAMP). 

o A SAMP: 

▪ Guides the development of asset management plans. 

▪ Translates organizational goals into actionable asset management objectives. 

▪ Demonstrates how an asset management system achieves these objectives. 

Key Components of an Asset Management Strategy within 
SAM 
1. Asset Inventory: 

o Understand the assets you own comprehensively. 

o Consider their condition, energy utilization, useful life, and physical location. 

o Transition from manual methods (pen-and-paper or spreadsheets) to an infrastructure 
asset management system for streamlined asset information management. 

2. Asset Prioritization: 
o Assess asset criticality for smooth business operations. 

o Answer questions: 

▪ What are the chances of asset failure? 

▪ What are the consequences of such failure? 

▪ Set parameters to rank assets by criticality and establish risk tolerance levels. 

3. Maintenance Plans: 
o Create customized maintenance schedules for each asset. 

o Consider manufacturer recommendations, location, condition, and operational impact. 

o Tailor maintenance approaches (e.g., corrective or total productive maintenance) based 
on asset characteristics. 

4. Life Cycle Management: 
o Prioritize maintenance efforts based on factors such as risk, energy consumption, and 

replacement cost. 

o Optimize resource allocation and reliability engineering. 

o Align capital budgets with operation and maintenance (O&M) manuals. 

SAM ensures that organizations maximize the value of their assets by strategically planning for 
their entire lifecycle, resulting in operational efficiency and effective resource utilization. 
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Asset Management Strategy 
An Asset Management Strategy serves as the high-level, strategic blueprint that an 
organization employs to effectively manage its assets. It bridges the gap between the 
organization’s overarching mission and vision and the practical approach to asset 
management. 

Key Points 
1. Strategic Alignment: The Asset Management Strategy outlines how the organization 

intends to handle its assets. Rather than focusing on specific actions, it emphasizes 
principles and approaches. It ensures that asset management efforts align with 
organizational goals. 

2. Framework Definition: Within the Asset Management Strategy, critical elements include 
defining the framework for achieving asset management objectives. This encompasses 
aspects such as asset acquisition, planning, and maintenance. 

3. Strategic Context: The Strategic Asset Management Plan (SAMP), as defined by ISO 
55001, translates organizational objectives into specific asset management goals. While 
the SAMP delves into operational details, the Asset Management Strategy provides the 
broader strategic context. 

4. Benefits: 
o Profitability and Productivity: Effective asset management strategies reduce 

downtime and repair costs through preventive maintenance, ultimately enhancing 
profitability and productivity. 

o Optimized Value and Performance: By optimizing both tangible and intangible assets, 
asset managers can maximize their value and overall performance. 

In summary, while the Asset Management Strategy serves as a high-level plan, the SAMP 
provides detailed initiatives for achieving asset management objectives. 

Benefits of an Effective Asset Management Strategy 
1. Optimized Value and Performance: By strategically managing tangible and intangible 

assets throughout their lifecycle, asset managers can maximize their value and overall 
performance. 

2. Reduced Downtime and Repair Costs: Proactive maintenance practices minimize asset 
downtime and lead to cost savings by preventing major repairs. 

3. Enhanced Productivity: A well-defined asset management strategy ensures efficient 
utilization of assets, contributing to increased productivity. 

4. Improved Profitability: Effective Asset Management directly impacts the bottom line, 
boosting overall profitability. 

Developing a robust strategic asset management plan, complemented by a Computerized 
Maintenance Management System (CMMS), is essential for organizations seeking to optimize 
asset performance and achieve long-term success. 

The Significance of an Asset Management Strategy 
An Effective Asset Management Strategy plays a pivotal role in organizational success. Let us 
explore why it is essential and how it contributes to better decision-making, cost reduction, and 
resource optimization: 
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1. Long-Term Asset Maintenance Plan: 
o An asset management strategy facilitates the creation of a comprehensive, long-term 

asset maintenance plan. 

o This plan streamlines asset condition assessment and optimization, ensuring that 
assets remain productive and reliable over their lifecycle. 

2. Return on Asset (ROA): 
o By implementing a well-defined strategy, organizations can enhance their return on 

assets. 

o Strategic asset management ensures that assets are utilized optimally, leading to 
improved financial performance. 

3. Informed Decision-Making: 
o Critical asset information provided by the strategy empowers decision-makers. 

o Whether it is asset shutdowns, turnarounds, or outages (STO), informed choices can be 
made regarding repair or replacement, all while considering operating expenses (OpEx). 

4. Cost Reduction: 
o The strategy includes checks to monitor asset utilization. 

o Identifying under-used, duplicate, or overused assets helps manage equipment health. 

o For instance, overused assets are prone to frequent breakdowns and costly repairs. 
Linking preventive maintenance to the asset management strategy ensures cost savings 
and reduces the total cost of ownership (TCO). 

5. Resource Allocation Efficiency: 
o An asset management strategy pinpoints assets causing bottlenecks. 

o It identifies assets requiring upgrades or replacements. 

o By leveraging existing assets efficiently, organizations can align with facility goals and 
objectives. 

Strategic asset management sets the stage for long-term success by maximizing the value of 
production assets. It ensures that assets are well-positioned for sustained performance and 
operational excellence. 

Optimizing Asset Management — A Professional Approach 
Effective Asset Management is crucial for organizational success. Let us explore key 
components related to asset inventory, prioritization, maintenance planning, and life cycle 
management: 

1. Asset Inventory: 
o Understanding Assets: Gain a comprehensive understanding of the assets you own. 

Consider their condition, energy usage, useful life, and physical location. 
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o Transition to Modern Systems: If you have been relying on manual methods like pen-
and-paper or spreadsheets for asset tracking, it is time to migrate to an infrastructure 
asset management system. 

o Benefits: Such a system simplifies asset information upkeep and serves as a reliable 
foundation for maintenance planning, resource allocation, and ongoing assessment. 

2. Asset Prioritization: 
o Assessing Criticality: Evaluate assets based on their importance for smooth business 

operations. 

o Key Questions: 

▪ Chances of Failure: What is the likelihood of any asset experiencing failure? 

▪ Consequences of Failure: What impact would asset failure have? 

o Parameters and Risk Tolerance: Set parameters to define failure probability and 
consequences. Use this information to rank assets by criticality. 

o Focus on Critical Assets: Concentrate efforts on the most critical assets to maximize 
returns on investment. 

3. Maintenance Plans: 
o Customized Schedules: Create tailored maintenance schedules for each asset. 

o Considerations: 

▪ Manufacturer Recommendations: Follow guidelines provided by manufacturers. 

▪ Location and Condition: Adapt maintenance plans based on asset location and 
condition. 

▪ Operational Impact: Assess how asset performance affects overall operations. 

o Maintenance Approaches: 

▪ Corrective Maintenance: Suitable for less frequently used production assets. 

▪ Total Productive Maintenance: Essential for highly critical assets. 

4. Life Cycle Management: 
o Prioritizing Maintenance Efforts: 

▪ Risk Factors: Consider risk levels associated with each asset. 

▪ Energy Consumption: Optimize resource allocation based on energy usage. 

▪ Replacement Cost: Factor in the cost of asset replacement. 

o  Resource Management and Reliability Engineering: Efficiently manage day-to-day 
resources. 

o Capital Budget Planning: Align capital budgets with operation and maintenance (O&M) 
manuals. 
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A strategic approach to asset management ensures long-term efficiency, minimizes risks, and 
maximizes the value of organizational assets. 

Key Performance Indicators (KPIs) 
These quantifiable metrics play a crucial role in measuring and evaluating the performance of 
organizations, teams, or individuals in achieving specific business objectives. Here is a 
comprehensive guide on how to develop meaningful KPIs: 

1. Identify and Prioritize Strategic Goals: 
o Begin by understanding your organization’s strategic goals. What are you trying to 

achieve? Whether it is increasing revenue, improving customer satisfaction, or 
enhancing operational efficiency, align your KPIs with these objectives. 

2. Selecting the Right KPIs: 
o Choose KPIs that directly relate to your goals. Consider both leading indicators 

(predictive metrics) and lagging indicators (historical metrics). 

o Ensure that your KPIs are specific, measurable, achievable, relevant, and time-bound 
(SMART). 

3. Linking KPIs to Strategic Goals: 
o Clearly establish the connection between each KPI and the strategic goal it supports. 

This alignment ensures that everyone in the organization understands the purpose of 
these metrics. 

4. Establishing a Data Collection and Management System: 
o Determine how you will collect data for your KPIs. This might involve setting up tracking 

systems, using software tools, or integrating data sources. 

o Ensure data accuracy and consistency. 

5. Defining Measurement Methods and Frequency: 
o Specify how you shall measure each KPI. Will it be a percentage, a ratio, or an absolute 

value? 

o Decide on the frequency of measurement (e.g., daily, weekly, monthly). 

6. Creating a KPI Reporting Framework: 
o Develop a reporting structure that communicates KPI results effectively. Dashboards, 

visualizations, and regular reports are essential. 

o Involve relevant stakeholders in the reporting process. 

7. Visualization Techniques for Effective Communication: 
o Use charts, graphs, and other visual aids to present KPI data. Visualizations make it 

easier for decision-makers to understand trends and patterns. 

o Remember, KPIs are not just about tracking numbers; they drive informed decision-
making and help organizations stay on course toward their desired outcomes. 
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Selecting the right Key Performance Indicators (KPIs) 
It is crucial for tracking and measuring your business’s progress toward its strategic goals. Let 
us explore how to choose the most relevant KPIs: 

1. Review Current Metrics: Start by examining any existing KPIs you currently use to measure 
your business. Understand what is working well and what might need improvement. 

2. Understand Your Goals: Clearly define your business objectives. The more specific your 
goals, the better you can choose KPIs that align with them. Consider both high-level 
company goals and departmental objectives. 

3. Set Appropriate KPIs: Choose KPIs that directly relate to your business’s success. These 
can vary by industry, company, and department. For example: 
o Financial KPIs: Metrics like revenue growth rate, net profit margin, and return on 

investment. 

o Customer KPIs: Customer satisfaction, customer churn, and other relevant metrics. 

o Operational KPIs: Time to market, efficiency, and productivity. 

o Employee/Talent Management KPIs: Workforce retention, turnover, and 
performance2. 

4. Display KPIs to Your Team: Once you have selected the right KPIs, create a dashboard that 
provides a comprehensive view of how different aspects of your company are faring. 
Regularly monitor these KPIs to track progress and make informed decisions. 

Remember, it is essential to choose KPIs that align with your specific business context and 
goals. By doing so, you will have a clearer picture of your organization’s performance and be 
better equipped to drive success! 

How to Select Effective Key Performance Indicators (KPIs) 
Key Performance Indicators (KPIs) play a crucial role in assessing the success and impact of 
your product. By measuring specific metrics, you gain valuable insights into whether your 
product or service is delivering the desired value to users, customers, and the overall business. 
Here are some essential steps to guide you in choosing the right KPIs: 

Start with User and Business Goals 
Begin by clearly defining the goals you want to achieve. Consider both user-centric and 
business objectives. Describe the specific outcomes your product should create or service 
should achieve. For instance: 

• User Goals: What value should your product or service provide to users? Is it improved 
efficiency, better user experience, or specific features? 

• Business Goals: What business outcomes do you aim for? Increased revenue, customer 
retention, or market share? 

Avoid Vanity and Appeasement Metrics 
Avoid falling into the trap of vanity metrics or appeasement metrics. Vanity metrics may make 
your product look good but do not necessarily drive meaningful results. 
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Appeasement metrics are chosen solely to please stakeholders without adding real value. Keep 
your KPIs focused on actionable insights. 

Use Quantitative and Qualitative Indicators 
Combine quantitative and qualitative indicators for a holistic view of your product’s 
performance: 

• Quantitative Indicators: These measure quantities, such as daily active users, revenue, or 
conversion rates. They provide hard data for analysis. 

• Qualitative Indicators: These delve into the “why” behind the numbers. User feedback, 
usability testing, and customer satisfaction surveys fall into this category. 

Include Leading and Lagging Indicators 
Distinguish between leading and lagging indicators: 

• Lagging Indicators: These reflect past performance (e.g., revenue, profit, churn rate). While 
useful, they do not predict future outcomes. 

• Leading Indicators: These help you anticipate future success. For instance, monitoring 
technical debt or code complexity can predict challenges down the road. 

Regularly Review and Adjust KPIs 
Remember that KPIs are not set in stone. As your product or service evolves, so should your 
metrics. Regularly review and adjust your KPIs to align with changing goals, asset life cycle 
stages, and business priorities. Aim for a review at least once every three months. 

By following these steps, you will choose KPIs that truly matter and drive informed decision-
making for your product's success. 

Achieving Excellence in Maintenance 
Practices 
Maintenance Skills Training is crucial for enhancing the performance of maintenance 
department employees. Here are key steps to achieve best maintenance practices: 

Job Task Analysis (JTA) 
• Conduct a Job Task Analysis to define the skill levels required for maintenance employees. 
• Follow this with a skills assessment to evaluate employee knowledge and skill levels. 
• Analyze the gap between required and available skills to determine training needs. 

Qualification and Certification Program 
• Implement a qualification and certification program that measures skills through written 

exams and practical demonstrations. 
• Use this program to provide feedback on training effectiveness and allocate resources for 

maintenance scheduling. 

Specific Training Program 
• Develop a comprehensive training program covering all aspects of proposed changes. 
• Conduct training sessions and progress meetings to introduce new ideas. 
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• Present basic methods to ensure personnel understand them. 
• Limit training sessions to one hour per day, covering all aspects of the new plan. 
• Use workshops to address current day-to-day problems. 

Practical Training Methods 
• Utilize practical training methods to develop solutions as problems arise. 
• Ensure ongoing training until newly established standards are fully implemented and 

maintained. 

Problem-Solving Skills Training 
• Train plant personnel in formal problem-solving methodologies. 
• Equip employees to constructively analyze information. 
• Promote a common approach to assessing performance problems and developing 

recommendations. 
• Establish cross-functional teams capable of analyzing opportunities when negative trends 

occur. 

Qualified Facilitators 
• Consider assigning a qualified facilitator (such as a Personnel Trainer) to support groups 

during the transition. 
• Facilitators help develop positive group dynamics and enhance problem-solving skills. 
• Over time, groups should become self-sufficient in the process. 

Workflow Analysis 
• Analyze existing workflow patterns during the transition from reactive to proactive 

maintenance. 
• Devising necessary workflow and organizational changes is essential. 
• Enterprise Asset Management/Computerized Maintenance Management Systems 

(EAM/CMMS) provide insights into organized, proactive workflow arrangements. 

Work Order System 
• Utilize the EAM/CMMS to define changes or restructure existing work order systems. 
• Work orders serve as the backbone for work execution, information input, and feedback. 
• All work must be captured on work orders (e.g., 8 hours on the job equals 8 hours on work 

orders). 
• Define work order categories (planned/scheduled, corrective, emergency) for effective 

management. 

Planned, Preventive Maintenance Activities 
• Develop maintenance task documentation: 

o Standardized listings of parts, materials, and consumable requirements. 

o Identification of craft and skill levels needed for each task. 

o Stated frequencies or operating time-based periods for task performance. 
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• Categories of maintenance procedures to include in planned maintenance documentation. 

 

Establishing Proactive Maintenance and Effective 
Management Strategies 
To enhance operational efficiency and reliability, organizations must establish proactive 
maintenance practices and effective management strategies. Let us break down the key 
components: 

1. Proactive Maintenance: 

• Definition: Proactive maintenance aims to identify the root causes of equipment failures 
and address them before they lead to breakdowns. 

• Importance: 

o Boosts productivity by ensuring equipment operates optimally, minimizing unscheduled 
interruptions. 

o Maximizes asset utilization, extending their expected life and reducing the need for 
replacements. 

o Enhances workplace safety by preventing accidents due to equipment malfunctions. 

• Examples: 

o Regularly inspecting pressure vessels to prevent dangerous accidents. 

o Conducting pipeline inspections to verify integrity and avoid costly shutdowns. 

o Cleaning, lubricating, and adjusting elevator components to prevent recurring issues. 

2. Maintenance Engineering Responsibilities: 

• Reliability Engineering: 

o Evaluate preventive maintenance effectiveness. 

o Develop predictive maintenance techniques. 

o Perform condition monitoring. 

o Provide planning and scheduling. 

o Conduct forensic investigations, including root cause analysis. 

o Evaluate training effectiveness. 

• Maintenance Planners: 

o Develop detailed work orders. 

o Estimate resource requirements. 

o Schedule maintenance activities. 

o Collaborate with other departments. 
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o Maintain accurate records. 

o Ensure effective labor usage scheduling. 

3. Maintenance Inventory and Purchasing Integration: 

• Automated System: 

o Use an automated system to trigger purchase orders based on established stocking 
levels. 

o Proper planning prevents stock-outs and overstocking. 

• Selective Purchasing: 

o Work with suppliers to guarantee adequate supply for genuine emergencies. 

o Consider selective purchasing from a single supplier. 

o Re-bid purchases to remain competitive. 

4. Computerized Maintenance Management System (EAM/CMMS): 

• Critical Tool: 

o An EAM/CMMS is essential for an organized transition to proactive maintenance. 

o Validate completeness and accuracy of databases, especially the equipment database. 

• Management Reporting and Performance Measurement: 

o Generate accurate reports for maintenance, engineering, operations, and upper 
management. 

o Track productivity, labor costs, material costs, inventory, and reliability/availability 
data. 

o Determine the total cost of implementing best maintenance practices. 

5. Evaluate and Integrate Use of Contractors: 

• Cost Comparison: 

o Compare in-house performance costs with contracted efforts. 

o Consider maintenance, capital improvements, predictive maintenance, and condition 
monitoring. 

• Contractor Requirements: 

o Collect relevant data and enter it into the EAM/CMMS. 

o Define contractor responsibilities and expectations. 

o Format data for direct input to the EAM/CMMS. 

6. Where to Begin: 

• Assess Current Practices: 

o Determine where your facility stands relative to best maintenance practices. 
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o Evaluate existing maintenance effectiveness. 

• Commitment and Transition: 

o Establish the best maintenance practices as performance standards. 

o Transition from reactive to proactive maintenance. 

o Commitment from all levels of the organization is crucial. 

Remember, this process takes time and effort, but the tools and strategies presented here will 
guide you toward achieving cost savings, reliability enhancement, and organizational 
excellence. 

Budgeting for Asset Management — A 
Strategic Approach 
Budgeting for asset management is a critical process that ensures effective allocation of 
financial resources to acquire, maintain, and optimize assets. By following a strategic 
approach, organizations can align their budgeting practices with their overall goals and 
objectives. The key steps involved in asset budgeting are: 

1. Understanding Asset Budgeting: 
o Asset budgeting involves planning and controlling the spending and investing of your 

assets over their life cycle. 

o It encompasses tangible assets (such as buildings, machinery, and equipment), 
intangible assets (such as patents and trademarks), and human assets (skills and 
knowledge). 

o The goal is to optimize asset performance while managing risks and uncertainties. 

2. Assessing Your Financial Situation: 
o Before creating an asset budget, evaluate your current financial health. Consider 

income, expenses, debts, and value of existing assets. 

o Prioritize areas for improvement. 

o When faced with a substantial backlog of deferred maintenance, municipal and asset 
managers should take the following steps to effectively manage the situation: 

2.1. Identify Reasons for Deferral: 
▪ Understand why certain projects, maintenance tasks, or repairs were deferred in the 

first place. Was it due to budget constraints, resource limitations, or other factors? 
Identifying the root causes is crucial for devising effective solutions. 

2.2. Acknowledge the Magnitude of the Problem: 
▪ Assess the extent of the backlog. Quantify the number of pending tasks, their 

urgency, and their impact on operations. Acknowledging the scale of the problem is 
essential for informed decision-making. 
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2.3. Calculate Financial Implications: 
▪ Determine the financial impact of deferred maintenance. Consider not only the 

immediate costs of addressing the backlog but also the potential long-term 
consequences (e.g., increased repair costs, safety risks, or reduced asset lifespan). 
Clear communication about these implications is vital. 

2.4. Prioritize Projects: 
▪ Prioritize tasks based on urgency, criticality, and available resources. Some projects 

may be more time-sensitive or have a higher impact on safety, functionality, or 
compliance. A systematic approach ensures that limited resources are allocated 
effectively. 

2.5. Formulate a Funding Strategy: 
▪ Develop a comprehensive funding plan to address the backlog. Explore various 

funding sources, such as grants, bonds, or reallocation of existing budgets. Engage 
stakeholders and decision-makers to secure sufficient financial support. 

2.6. Implement Preventive Maintenance: 
▪ To prevent future accumulation of backlog, establish preventive maintenance 

practices. Regular inspections, timely repairs, and proactive asset management can 
minimize the need for deferred maintenance in the future. 

3. Setting Clear Financial Goals: 
o Define specific financial objectives. Having clear goals guides resource allocation 

decisions. 

o Goals help prioritize spending and investment choices. 

4. Creating an Asset Allocation Strategy: 
o Allocate financial resources across different asset categories (cash, investments, real 

estate, etc.). 

o Consider risk tolerance, time horizon, and expected returns for each asset type. 

o Diversify to manage risk and enhance overall performance. 

5. Developing a Budgeting Plan for Your Assets: 
o Based on strategic business objectives and key performance indicators (KPIs), create a 

maintenance plan. 

o Include all necessary resources: human, material, financial, and specialized tools. 

o Use EAM/CMMS systems to streamline the process and generate a comprehensive 
budget. 

6. Monitoring and Tracking Asset Performance: 
o Regularly assess asset performance against KPIs. 

o Adjust the budget as needed to optimize resource allocation. 

o Ensure alignment with strategic goals. 
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7. Adjusting Your Asset Budgeting Strategy: 
o If the company’s executive wants to cut the budget, revisit business objectives and 

KPIs. 

o Articulate how the budget aligns with strategic goals and demonstrate the impact of any 
cuts on performance. 

In summary, effective asset budgeting involves understanding your financial situation, setting 
clear goals, and strategically allocating resources to achieve optimal asset performance. By 
linking the budget to strategic objectives, organizations can make informed decisions and 
adapt to changing circumstances. 


