PROACTIVE MAINTENANCE PART 2

Turn Maintenance into a Proﬁt
Center Using a CMMS
By Kris Bagadia

W

hen examining the issue of maintenance in any facility organization,
consider the following questions:
■ How many senior managers come
from maintenance?
■ How many organizations support maintenance R&D?
■ How many interns are hired for the maintenance department?
■ How many maintenance courses do universities offer?
Unfortunately, the answer to all of these questions is “very
few.” Oftentimes, maintenance is a very low priority for organizations – and the first department cut when downsizing
occurs. Such a mindset, however, can seriously damage a
company’s long-term survival.
In order for you – and your executive management – to
view maintenance as a positive activity, it is important to see
it as a proﬁt center instead of a cost center. A cost-center
approach is strictly concerned with adhering to the budget
and decreasing expenses as much as possible. In contrast, the
proﬁt-center model realizes that investment and operating
costs can be allocated to improve efﬁciency. This increased
efﬁciency naturally results in higher proﬁts. (See “Cost-Center
vs. Proﬁt-Center Approach,” below.)
There are numerous ways in which companies can turn
maintenance into a proﬁt center. One approach is through
“Overall Equipment Effectiveness” (OEE). OEE consists of
three factors: availability of the equipment/machine; utilization, or its design speciﬁcation rating as determined by the

equipment manufacturer; and quality rate, which is based on
quality output such as BTU/hour or the percentage of products
manufactured that meet standards of approval.
Another example of turning maintenance into a proﬁt
center is through preventive maintenance (PM). By keeping
equipment in optimal condition, downtime and the associated
lost dollars are minimized. A computerized maintenance management system (CMMS) can help.
A CMMS is a software program designed to assist in the
planning, management, and administrative functions that are
required for effective maintenance. These functions include
generating, planning, and reporting work orders; developing a
traceable history; and recording parts transactions. CMMSs can
be used to assure the high quality of both the equipment condition and the output. Therefore, a CMMS is not just a means of
controlling maintenance; it is one of the primary tools that can
be used to improve the productivity of maintenance.
Beneﬁts of a CMMS include increased equipment availability, longer equipment life, and – most signiﬁcantly – increased
labor productivity. If the system provides workers with a
planned job, the procedures, and needed parts and tools, they
will be able to work without delays or interruptions. They will
also work more safely, since job plans would include all safety
procedures. Tangible beneﬁts of a CMMS include reductions
in overtime, outside contract work, maintenance backlogs, and
costs per repair, as well as improved morale, better service, less
paperwork, and reduced follow-up required by the supervisor.
Two other factors – inventory control and environmen-
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