To protect occupant health in the C@VED 19 era a
comprehenswe mventory of famllty systems is essentlal

cycles affect capltal plannmg and

it remvestmem via facmty condmon

: tassessments _ : o
Before March 2020, this cycle of 1nﬂuences shaped
managers abllity to provide a comfortable, safé and
efficient environment. But in the COVID-19 world, an -
accurate, a detafied asset management: program provides
sometting complstely different.

Identify critical assets

When COVID-19 struck, stales impJemented stay-at-
home-orders. Orly critical personnel went 1o work. Many
facility executives trying to prioritize their organizations
resources and activities asked manager's, “Which systems
are critical to life safety and need to be maintained?”
Shortly after, the Centers for Disase Control and




Preventicn provided recommendations for
facility systems to help mitigate the spread
of the diséase and other potential facility-
related issues. iImmediately, facifities and
campuses hegan reviewing the details of
their systems and assets to ariswer these
questions ‘or made plans for a makeshift
inventory.

Dependrng on facrlrty age and condition,
managers can choose from several
approaches to accurately inventory,
categorize .and account for equipment
and assets, A one-size- its-all application
does not exrst Maintaining accountability
5 presents uncommon challanges.
] d_rngs and systems are lang-
ieir intended useful lives while
others marntarn a hightach fogtprint that
represents a focus on the future,

Regardless of the comp!exrty and mix of

' buildings and equipment, institutions- now
* understand ‘the amportance of leveraging

pracesses that track and maintain systems
in order to ensiire optimal working

_ conditions;

The keys to” marntarmng facilities
and equrpment center on a system of

- rnarntenance — preventrve predictive or -
rindime: based but most often reactive. To

build a suc_cessfuf ,ma_rntenance pragram,
managers have to understand the systems
and ‘equipment they have and identify the
specifications ot classifications of the
equipment and systems. Then thay need to
actively execirte a system 1o monitor and

maintain readiness. One critical early step to

achieve this goal — often overlooked and
commonly assum_ed t0 be adequate and
even more challenging to successfully
execute — is verifying and accounting for
equiprent and assets.

Planning and executing a campuswide
inventory of systems ang equipment
can be overwhelrming. The starting point
lies somawhere between determining
musthave information and nice-to-have
information. Managers who plan to send
data- collectron teams through buildings
to verify maintenance systems and
equipment need to capture the information
onthe first pass,

Verifying the location and existence
of capital assets is cursory and does not
provide much more than validation, but if
data-support systems — CMMS, facility
condition assessments, etc, — provide
robust functions based on data input, a
successful inventory can yield a treasure
trove of usefi! data that managers can
apply in crisis and non-crisis situations.

The most challenging part of an
organization-wide CMMS asset inventory
is the preparation and discussions held
long before anyone accounts for the first
piece of equipment, A successful inventory
should include setting a goal, assembling
the team, defining opportunities, and then
implementing the plan,

Seta goal

The intent of a CMMS asset inventory is
to gather data that will be useful to the
specific processes within the organization's
asset managemént program. With the
right data, a CMMS can support many
different organizationa! processes and
aid policy-based and performance-based
management decisions.

Unfortunately, a onesizefits-all approach
to an asset inventory typically results in
valuable resources spent on an abundance
of unnecessary data or, worse, not enough
relevant data to benefit the intended process.
To avoid this type of blunder, managers
need fo invest the time to fully understand
an organization's current asset management
processes and future processes. In other
words, begh with the end in mind.

Assume the general goal of a CMMS
asset inventory is to develop an efficient,
scalable maintenance program within
a CMMS that has a maintenance staff
operating and maintaining many diverse
assets i many buildings.

Assemble the team
Next, a large-scale asset invenitory requires
collaboration and support across muttiple

departments and includes key individuals
at various occupational' fevels within
those departments. Identrfyrng these key
incividuals has a large impact on the asset
inventory's outcdme

Frequently, these individuals do not
wear business attire. Instead, they wear
work clothes and carry tools, Managers
need to consider that these frontJine

- technicians have job responsibilities that

consume their workday, none of which
consist of performing an asset inventory.
Throughout the process, managers need
to appreciate the fact that they need
technicians more than technicians nesd
them. The message is that the end results
will benefit the technicians.

The most crucial step during the asset
inventory is assembling an inventory team
to achieve complete collaboration that
taps into the knowledge of key individuals. -
Managers can streamline the buy-in.
process by ensuring that the inventory team
appreciates the assets they are nventorying
and the way to service the assets and that
they can give onthespot advice to support
maintenance activides.

Define opportunities
Defining a detailed action plan sets the
tone for the project. An assat inventory
is a long process, so it is crucial that the
team collects, identifies and inventories
the essential information. Oftenoverlooked
inventory opportunities to consider in this
pian include these:

Respect the investment. The
institution made fnvestments to buy the

- .program
) focus rnamtenanoe resouroes

marntenance records e

"o readily available in the CMMS,
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Comp!etrng a CMMS aeset rnventory gives marntenance and engi-
neenng managers countless drrectrons in whzch to drrve a mamt ar

© Use the data coliec’cfon to prrorrtrze the |mportance of systems and
° Assoorate asset- specrf ic JOb plans and |nstruouorrs wrth preventrve
e Uss knowledge of manufaoturer mode!s o curtar! asset downtrme by :

- |dem|fyrng equipment spare parts and stockrng them shead of trme

© Reduce repair costs biy Ieveragmg Asset Warranty |rrformatron now

¢ Apply Condrtron based marntenanoe praotrces by comparrng desrgn
 Performancs wrth actual operatrng oondrtrons
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management insight

assets and has invested resources to maintain them. Documenting

asset warranty information often can lower the cost of repairs and
ensure the institution receives all the benefits warranted by the
investment. Document warranty information, and determine a way
to make it easily accessible to those who need it,

Respect assets and
equipment. Most mechanical
assets can bhe grouped by a
standard classification, but this
does not mean they have the
same functions, importance or
maintenance requrements. For
example, a shell-andtube heat
exchanger and a plate-and-frame
heat exchanger can perform similar
functions, but their maintenance
tasks are much different. Give the
equipment the respect it deserves,
and collect the relevant information
pertaining to the type and function
of the asset within each standard

- classification.

Respect the location. A large institution has critical and
non-crisical locations, Some assets, such as eyewash stations,
are considered bounded assets, meaning they demand a certain
level of regulatory maintenance and inspections regardless of
location. Managers need to consider the location of nonhotinded
assets when determmmg their importance, the fevel of asset data
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collected and the allotted maintenance resources. Prioritize the.
location of assats in relation to their impbrtan'cé'to'the overall:
mission of the institution. If the institition weré to encounter & crisis
in the future, it would help to have equnpment and assets separated '
|nto categories such as life safety, cntlcal and noncritical, along

- with a Iocaaon prlorrty hierarchy. . -~ | .

Empathize -with techn:clans '
Often, the mventary team does not -
have fo maintain the assets, so have
respect for the indhiduals who operate.
and service them. Record information:
that is useful to someonie ‘performing
preventive or corrective maintenance.
General information such as
manafacturer, made; and serial Aumber
is mediocre. Detailed information,
including asset specifications and
design, equipment spare parts and
the functiona! description of the initial
system design, is more beneficial.
Inventory details such as cubic feet per

- minute {CFM), CFM per square ' foot,
which air handllng urit serves which room and available fitter options
have proven priceless amid the pandemic’s challenges.

The criteria for each type of asset should be organized so the
data can be easily recorded during the physical inventory. Managers
should consider creating standard asset templates specific to each
equipment type that allow the team to record data on a tablet while
in the field.

The next piece of the puzzle is to determine the way data
collected is added to the CMMS, While manual data entry is an
option, loading the data directly to a database Saves an enormous
amount of time and effort. The construction of templates for loading
asset information is critical. The templates should be vetied by
the information technology (IT) team, and the dataset should be
configured to seamlessly update the CMMS database. Managers
should discuss these options with the IT group to determine a plan to
take the data on the tablet and update the database.
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Implément the plan

Mow that the inveritory team has a clear direction anc can shafe
project expectations with stakeholders, the next step is identifying
where to begin and hoiw to track progress. Use location information
to work with the individual depariments to establish a schedule.

Determine when and in what quantifies to update and validate the
CMMS with the asset data, When batchoading the data, perform
the data transfer regularly throughout the project. If manual input
is the option, enter the asset data regufarly. By evaluating the data
immediately, managers can closely track the quality and progress
and adjust before the process is too far along.

One suceessful tactic is to conduct a one-building beta test.
Complete the. asset inventory on one complete building, evaluate the
effectiveness, ensure it uploads and updates the CMMS as expected,
and adjust before moving on.

Before managers can effectively maintzin and grow a successful
maintenance program, they need a clear understanding of installed
systems and equipment. Regardless of the organization's situation,
focus on completing one initial goal, plan to spend far mare time on
planning and organization, and input and use the data immediately to
create small wins along the way. &




