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Abstract

Those involved in maintenance operations are enjoying the benefits of information 
and communication technology in the planning and management of maintenance 
activities, resource management and planned production. In the digital space, the 
computer-based operating systems, commonly referred to as computerised mainte-
nance management systems (CMMSs), enable quick and effective communication 
between stakeholders, facilitate improved planning, easy access to historical data, 
reporting and performance improvements of the maintenance function. However, 
success in the use of CMMSs depends on the human capacity of the users of the 
system. In practice, many organisations use the CMMS tool for planning, opera-
tions management and reporting, without the aid of detailed analysis of operational 
information in the CMMS database. They fail to harness all the possible benefits. 
Three case studies were used to illustrate the situation. Two of them refer to academic 
institutions and the third is a manufacturing company. In the academic institutions, 
the CMMS was used for maintenance planning, management and periodic reporting. 
The manufacturing company included analysis of the information in the operational 
database, which culminated in identifying the level of the reliability of machines in 
the production network through benchmarking. The conclusion is that the quality of 
the human capacity enables organisations to harness and make maximum use of the 
potentials inherent in typical CMMS software.

Keywords: analysis of operational information, benchmarking,  
computerised maintenance management systems, effective communication, 
reliability of machines, reporting

1. Introduction

Maintenance operations have over time continued to evolve and, in the digital 
age, are maximising the opportunities offered through the application of information 
and communication technology. ‘Information systems that support maintenance 
functions are referred to as Computerised Maintenance Management Systems 
(CMMSs)’ ([1], p. 269). Some of the objectives of a ‘CMMS are effective maintenance 
of machines, rational asset management, and consequently higher productivity 
of a company’ ([2], p. 277). The application of CMMSs in maintenance manage-
ment allows the effective documentation of maintenance operations, planning 
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and execution of maintenance operations, communication of periodic reports to 
stakeholders, analysis of operational history and the development of performance 
improvement strategies. Typical CMMS software contains different modules, 
which enable the maintenance operatives to execute different activities. Some of the 
operational modules include asset management, work order management, preventive 
maintenance management and inventory control and report management [1]. Others 
include service management, contract management, materials management and 
procurement management [2]. Any or multiple modules can be activated, depending 
on the quality of the human capacity of each organisation. They can be used for the 
planning and execution of scheduled operations and the development of functional 
periodic reports. It can also be used for the analysis of the operational history and for 
the development of performance improvement strategies. Therefore, the continuous 
explorative use of the content of a CMMS tool in maintenance operations enables 
the maintenance unit to achieve the ‘just-in-time’ (JIT) response to a maintenance 
request, address the problem and restore the facility or machine to functional use [3]. 
Achieving JIT facilitates a reduction in the cost of maintenance, a reduced duration in 
repair time and consequently the length of downtime, achieves improved customer 
satisfaction and improvements in production. Improvements in JIT require the delib-
erate action of collecting and analysing the data of maintenance operational history 
and the subsequent development of performance improvement strategies. This cycle 
of operations is in tandem with the requirements of smart maintenance [4].

The focus of this chapter is to explore the vast potential of typical CMMS software 
and to show that this vast potential can be harnessed in each module. The use of 
CMMSs in three maintenance units serves as an illustration of how the potential of 
CMMSs is being harnessed or neglected. The chapter covers the literature review in 
Section 2, which highlights the use and potential of a typical CMMS, and progresses 
to Section 3, which explores the place of the case study research strategy in qualitative 
research. Section 4 provides information on the research findings and their discus-
sion, while Section 5 provides the synthesis of the content of the chapter in the form 
of conclusions and recommendations.

2. Literature review

A literature review provides the platform for researchers to explore and evaluate 
their efforts against previous research endeavours to harness existing information, 
models and methodologies. The literature reviewed here provides general informa-
tion on CMMSs and its use in maintenance planning, operations, periodic reports, 
performance improvements and benchmarking.

2.1 Computerised maintenance management systems

The concept of maintenance has transformed over time. In the past, mainte-
nance was the act of replacing a broken component in a process, machine, or facility 
[5]. However, maintenance is now considered as a vital component in the complex 
management process and is associated with several organisational processes like 
production, quality, environment, risk analysis and safety [6]. Considering that 
maintenance is an important function of organisations, maintenance management 
requires a multidisciplinary approach with a business perspective and the use of 
digital technology [7]. Adopting computer systems to support maintenance opera-
tions is commonly referred as Computerised Maintenance Management Systems 
(CMMSs) [1]. CMMSs allow the effective documentation of maintenance opera-
tions, communication of scheduled activities, enhance the ability to develop and 
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monitor the forward planning and execution of maintenance operations. Typical 
CMMSs have assigned a set of functions and applications, including asset manage-
ment, work order management, preventive maintenance management, inventory 
control and report management [1]. It also includes service management, contract 
management, materials management and procurement management [2]. Each 
of these functions is represented as specific modules in a typical CMMS software 
package and each module is activated according to the need and human capacity 
of the organisation. Many of the systems available in the market do not perfectly 
match the specific requirements of some organisations. Therefore, they prefer to 
develop their own software or buy commercial packages and activate the modules 
of interest [1].

The introduction of CMMSs in maintenance operations facilitates the tracking 
of progress in the execution of requests, the effective development and dissemina-
tion of periodic reports and the analysis of the operational history in the database 
of each facility [8]. The outcome of the analysis allows maintenance operatives to 
know the state of the facility, identify the causes of failure and develop suitable 
maintenance and performance improvement strategies. Furthermore, the CMMS 
enables the automation of maintenance procedures in terms of communicating 
with maintenance units, planning and executing maintenance operations and 
communicating (real time) with all relevant stakeholders [9]. The ease of use and 
usefulness of CMMSs are influenced by the level of training of the user before 
and during the implementation. The proposed training may end up with nega-
tive impacts if the focus of the training is on the technology itself and not on how 
the technology enhances personal satisfaction, facilitates and supports the user’s 
method of executing relevant tasks [10].

The maintenance unit of any organisation spends considerable time in the 
development, operations and maintenance of the facilities that enable the perfor-
mance of the core functions of the organisation. They do not pay adequate attention 
to documentation, reporting or providing extended information to the customer 
from the operational history for each facility in its portfolio. However, in the digital 
age, with adequate human capacity, the CMMS tools enable the maintenance unit 
to communicate easily with all relevant stakeholders in a user-friendly format and 
to include appropriate visual displays [11, 12]. Briefly, the CMMS documentation 
enables senior management to know the state of the facilities in the portfolio or 
production network. It helps to identify possible constraints to the effective perfor-
mance of the core function of the organisation, resources and financial manage-
ment. The details and structure of each report should reflect the hierarchy of the 
recipient. The executive summary of report is useful for leaders at the strategic 
level, but leaders at the tactical level require more details. The effective use of the 
CMMS tools facilitates the production and dissemination of periodic information 
to relevant stakeholders and the analysis of operational details, which guide senior 
management in taking objective decisions [9, 11, 13, 14].

2.2  Analysis of the content of a computerised maintenance management system 
(CMMS) database

The analysis of operational history is an extension of periodic reports over a 
long period with the objective of determining the functional state of the whole 
facility or its component parts. Unfortunately, the operational information about a 
facility, in many maintenance organisations, is stored in their computer or files for 
many years without objective analysis being done to determine the functional state 
of the facility or its components [8]. The periodic analysis of a facility’s history 
enables maintenance units to effectively educate its stakeholders, especially senior 
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management, on the state of the facilities or machines, in the case of production 
lines of manufacturing industries. The analysis provides the needed guidance 
for the effective maintenance management and the development of performance 
improvement strategies [15]. The progression in the analysis of a facility’s history 
includes the identification of distress recorded against each facility; the classifica-
tion of the distress recorded according to the constituent component sections; 
and determining the frequency of distress, the status of execution, outstanding 
requests not attended to and cost incurred [8, 16]. Each periodic report and the 
associated analysis should include explanatory notes to guide the customer and 
senior management in decision-making [11, 17]. Furthermore, the adequate 
archives of periodic reports, the analysis and accompanying notes form useful 
background information for data collection when developing long-term plans for 
maintenance, renovation, or rehabilitation exercises. Therefore, it enables senior 
management to decide whether to continue to maintain or to replace parts or the 
whole facility.

Detailed analysis of the CMMS database can save organisations from making 
costly mistakes when deciding on the change of use of a facility, upgrade, renovate 
or respond to legislative requirements. Research [15] cites the examples of two 
universities where detailed operational analysis and assessment guided the decision 
on change of use:

At a small urban university, officials wanted to add two stories to a historic 

building. An assessment determined that the existing structure could not support 

new floors; the work could be done, but it would require significant capital to do 

so. In another institution, officials needed to know if a 1960s science building could 

accommodate a program expansion. An assessment of the facility’s operational 

history concluded that the best option was to build a new structure ([17], p. 311).

The detailed analysis of a facility’s history, which is disseminated to the relevant 
stakeholders, is a useful tool for effective communication, facilitates timely decision-
making and enhances improved relationships between the customers and the 
maintenance unit. It also provides an objective assessment of the performance of a 
maintenance unit by their customers.

In a typical manufacturing industry, the analysis of the CMMS database enables 
the maintenance unit to know the frequency of breakdowns of a specific machine or 
machines in the production network and the delay before repairs are carried out and 
the duration of machine downtime in the production network of the industry and 
provides information for benchmarking [15]. The periodic analysis provides useful 
information on the productivity, the profitability of the industry and the develop-
ment of performance improvement strategies.

2.3 Performance improvement

The continuous performance improvements in any endeavour, be it service or 
manufacturing industries, can be enhanced through the practice of the discipline 
of periodic analysis of operational records in the CMMS database. Such analysis 
helps to validate the performance measurement (PM) system in place, identify fac-
tors responsible for low performance and helps to develop performance improve-
ment strategies. Performance assessment is the comparison of performance results 
(assessment) against the expectations of the measuring system in operation [18]. 
The assessments should be timely, accurate and relevant. The exercise should be 
undertaken in ways easily understood by the employees using the performance 
measuring system being evaluated [18]. PM or its tools are not an end in themselves 
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but road maps for more effective management. It requires the effective analysis of 
results and honest attempts at improving performance [19]. The effective analysis 
of the content of the CMMS database and the coordinated feedback from stake-
holders, facilitate the identification of the magnitude and source of variance, which 
require improvements. The differences in measurements are harnessed in coor-
dinated feedback; this in turn is used to develop suitable strategies for improved 
performance. The indicators (in PM) are designed to achieve the goals of the 
organisation while the feedback from periodic observations (assessments) is used 
to improve the production or work process.

To achieve performance improvement, the outcome of the analysis of the CMMS 
database must be accompanied by action steps, according to reference [20]. These 
action steps are summarised as follows:

1. After analysis of PM, develop broad areas of performance targeted for  
improvement.

2. Continuously test the performance improvement strategies to confirm if they 
are working, and if not, why.

3. Establish the right structure which facilitates the effective use of PM results.

4. Use the PM results to bring about change in the organisation.

The developed performance improvement strategies challenge the relevant 
stakeholders to either confirm or change the current policy or ways of doing things 
to meet the goals of the organisation and to progressively refine and improve its 
operations [19].

The outcome of the analysis of operational history, which leads to the develop-
ment of performance improvement strategies, provides intelligent information 
for decision-makers at all levels to assess the achievement of predetermined goals 
[19]. It facilitates the tracking of past progress, helps to learn about the future and 
challenges maintenance operatives to practise the art of continuous data collection, 
analysis and the interpretation of feedback information [21]. It enhances oversight 
and compliance activities, supports proposals for change and requests for additional 
resources [21, 22]. The practice of performance improvement is reinforced through 
contextual benchmarking.

2.4 Benchmarking and performance improvement

The general use of the word benchmark involves identifying a point of reference 
(a benchmark) that serves as a standard against which relative performance may be 
measured. The point of reference may be internal to an organisation or external in 
relation to competitors or ‘best practice’ [23]. Benchmarking has been referred to 
([24], p. 42) as the ‘continuous process of measuring one’s products, services and 
business practices against the toughest competitors or those companies recognised 
as industry leaders’. Benchmarking promotes superior performance by providing an 
organised framework through which organisations learn how the ‘best in class’ do 
things. In essence, ‘benchmarking is the process of borrowing ideas and adapting 
them to gain competitive advantage’ ([24], p. 41). In a nutshell, benchmarking is 
identifying ‘best buy’ or ‘best practice’ and making deliberate efforts to emulate 
it, devoid of unhealthy practices [25]. The implications of benchmarking could 
be summarised as a process of constantly comparing own performance against 
superior performances within a peer group of best practice [26]. To achieve positive 
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results from benchmarking requires commitment and investment from both senior 
management and operations personnel of the maintenance unit. The requirements 
of a successful benchmarking exercise include, but are not limited to the following 
([26], p. 41):

• A clear understanding of organisational goals, knowing what needs improving 
and by how much.

• An authentic and dynamic database for computation, analysis and comparison 
with a peer group.

• A constant reminder that since ‘the best does not stand still’, improvement 
should be a continuous process.

• The selection of peer group members, which is critical to the success of the 
exercise. The peer group must have identical features and be the best in the 
chosen field from anywhere in the world.

• The selection of appropriate parameters for the benchmarking exercise.

It is worth noting that benchmarking is not a ‘quick-fix’ solution but an exercise 
that requires commitment to succeed [27]. The success is influenced by the level 
of competence, capacity and capabilities of the operating personnel, quality of the 
data and commitment to their analysis [26].

Specifically, in the manufacturing industry, the effective analysis of a 
CMMS database and benchmarking provide information for effective main-
tenance operatives. The information is used to monitor the impact of the 
frequency of machine breakdowns, the length of time between repairs and 
the duration of downtime on the availability and reliability of machines in the 
production network. This in turn enhances the productivity and profitability of 
the industry [28].

Literature is awash with the vast potential inherent in a typical CMMS tool. It 
can be used for asset management, work order management, preventive mainte-
nance management, inventory control, report management, service management, 
contract management, materials management and procurement management. The 
benefits gained are influenced by the number of modules activated, the human 
capacity and training provided to the operators of the system.

3. The research method

The qualitative research method was adopted for the case studies discussed in 
this chapter. The case research strategy allows the detailed, in-depth and broad-
based investigation of situations or phenomena in its context [29, 30]. The approach 
also enables the researcher to relate to the officials directly involved in the subject 
matter being investigated. The population and samples used for the research were 
‘purposively’ selected [31] from the maintenance operatives and other relevant 
stakeholders associated with the operation of the maintenance units. The data were 
collected using a semi-structured questionnaire used as an interview guide and 
the detailed review (document analysis) of periodic reports emanating from the 
maintenance units of the institutions and manufacturing industry were used for the 
case study [30].
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3.1 Interviews

In qualitative research, the interview (one-on-one or in groups as in the case of 
focus group sessions) is one of the methods of obtaining information from research 
respondents [30]. The one-on-one interview approach was adopted in this study, 
using a semi-structured (open-ended) questionnaire. A semi-structured question-
naire enables the researcher to ask follow-up questions, allowing respondents to 
provide additional information to emphasise or add to information provided to the 
lead questions. The transcribed information collected from each respondent was 
returned to them for confirmation of accuracy and interpretation [30]. The principle 
of content analysis was used for analysing the qualitative data, the synthesis of the 
ideas generated, as answers to the survey questions, lead to the development of suit-
able themes discussed in the section for the discussion of findings [32].

3.2 Document analysis

Document analysis allows researchers to examine operational records, reports, 
archival materials, or statutory information related to the subject of the research in 
hard or soft copies. These records provide authentic historical information about 
the research [33]. The documents analysed for this research were the periodic 
reports on maintenance operations of the academic institutions and the operational 
record in the CMMS database of the manufacturing company. The analysis of the 
periodic reports from the academic institutions shows that the reports contain 
generic information on maintenance operations, which do not serve as a tool of 
effective communication with their customers. However, the analysis of the opera-
tional history in the CMMS database of the manufacturing industry facilitated 
the identification of areas for improvement and the development of performance 
improvement strategies through benchmarking.

The findings revealed that, while the academic institutions limited their use 
of the CMMS to maintenance planning, operations and periodic reporting, the 
manufacturing industry went a step further. They included the detailed analysis of 
the operational history in the CMMS database. The analysis and benchmarking led 
to the improvements on the reliability and availability of the machines in its pro-
duction network. The section on findings and discussion explains how the research 
strategy was executed and presents the resulting outcomes.

4. Findings, analysis and discussion

The three case studies used for the discussion on harnessing the potential of 
CMMSs in maintenance operations involve two academic institutions and a manu-
facturing industry. In the academic institutions, the CMMS is used for maintenance 
planning, operations and the development of periodic reports. The maintenance 
operations at Institution 1 are executed by service contractors, while Institution 
2 adopts the combination of using in-house personnel and service contractors. 
Most of the maintenance operations in these institutions are executed through 
the breakdown maintenance approach. The customers register their maintenance 
requests through the call centre that assigns a unique code to the request according 
to the facility’s fabric, component, or services. The maintenance request is sent to 
the trade supervisor, who raises a work order and assigns the request to the appro-
priate personnel or service contractor. When the request is addressed (or closed), 
the completed work order is signed off by the customer, returned to the supervisors 
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and the call centre for record purposes. Similarly, the work requests that are not 
addressed (or open) are also documented. The maintenance units, from these insti-
tutions, produce their periodic reports from the information in the CMMS database 
and do nothing further.

In contrast, the maintenance unit in the manufacturing industry adopts the 
combined approach of a planned and breakdown maintenance system. In this 
regard, all machines in the production line are scheduled for maintenance at 
predetermined times. Any breakdown or other maintenance requests are sent to 
the maintenance unit for proper attention. Maintenance operations in this industry 
are executed through in-house personnel and in limited cases, through specialist 
service contractors. Many operational modules of the CMMS software are activated 
in this industry. These allow the maintenance unit to work in synergy with the 
stores department for inventory control of spare parts and the finance department 
for timely purchase of necessary materials and services. In addition to the periodic 
reports, the unit conducts detailed analyses of the information in the CMMS 
database and sets benchmarks for measuring performance. The evidence from the 
analyses brought to the fore the current performance, identified areas requiring 
improvement and developed suitable performance improvement strategies; thus, 
harnessing the vast potentials inherent in a CMMS, improving on the JIT principle 
and approaching the practice of smart maintenance.

In some maintenance organisations, the same personnel manage maintenance 
operations and the call centres, while they are separated in other organisations. The 
quality of the human capacity in both units influences how the potential of a typical 
CMMS can be harnessed.

Hereafter, this section presents, firstly, the use of the CMMS in the maintenance 
units of the academic institutions, and secondly, the use of the CMMS in the 
manufacturing industry followed by the discussion sub-section.

4.1 Operational report from institution 1

The development of periodic reports is the third component of the CMMS 
module activated by the operatives of the maintenance unit of this institution. 
The reports include the weekly report used for management meetings of the 
campus managers and a monthly report produced for the director. The typical  
weekly/monthly report contains the information about the work requests 
received in the period under review, the status of execution and the cost 
incurred. An excerpt of the format used for the development of these reports is 
shown in Table 1. The information provided includes the code for the request, 
reference number for the work order, description of the work request, date 
the customer made the request, the service contractor assigned to execute the 
request, date the work was completed and the cost incurred. The monthly reports 
are usually produced on the first Monday of the following month. The report 
of the work requests for March, examined for this research, was produced on 4 
April 2010, and was made available in a 13-page document [34].

In Table 2, the analysis of the report shows that a total of 2995 requests were 
lodged with the maintenance unit during March 2010, and 813 or 27.20% were 
addressed by 4 April 2010. The report is silent about the over 70% of the work 
requests not yet addressed. The quality of this report can be improved by extrapo-
lating the result of work done until 30 April. This shows that 2013 requests (67.21%) 
of the total work requests for March have been attended to, leaving an outstanding 
balance of 982 (32.79%). Furthermore, the analysis helps to present a fair represen-
tation of the performance of the maintenance unit.
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4.2 Periodic reports from institution 2

Like Institution 1, the periodic reports from this institution are in the form of 
monthly and annual reports on general maintenance operations. The reports are too 
technical, economical with details and are only understood by those who prepared them. 
The summary of the monthly report provides information on the quantity of requests 
lodged with the unit, the quantity resolved and the outstanding number. Figure 1 pres-
ents the scorecard of the unit from all the campuses of the university for the year 2013, 
showing the number of requests received and the number addressed or closed.

Furthermore, the unit provides separate information on the number of 
unresolved requests; it is an indication that these outstanding issues are kept in 
perspective, as shown in Figure 2. However, this report is silent on what the unit 
is doing about these outstanding requests, the effect of deferred maintenance on 
the functional state of the facilities they represent and the financial implications of 

Building 

code

Assigned 

work order

Work 

description

Date work 

requested

Service 

contractor’s 

code

Date work 

completed

Total cost

127 70,792 Remove, 

investigate 

and quote 

on repair 

of leaking 

pump. 

Replace 

packing with 

mechanical 

seal

2010/03/01 PUMDATA 2010/05/10 R5462.88

127 70,794 Repair noisy 

pump motor 

fan

2010/03/01 MJL 2010/03/29 R53865

127 70,795 Professional 

service 

to HVAC. 

Supply and 

install 1 × 

24,000 BTU 

York midwall 

unit in room 

GH525

2010/03/01 PERFECTAIR 2010/04/12 R10180.20

131 70,796 Supply and 

instal 1 × 

18,000 BTU 

York midwall 

unit in room 

236

2010/03/01 PERFECTAIR 2010/04/12 R9234.00

446 70,797 Repair/

replace 

broken 

toilet soap 

dispenser in 

room 2B34. 

Urgent

2010/03/01 SUPERCARE 2010/03/18 R0.00

Table 1. 
Typical structure of monthly report.
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Figure 1. 
Summary of performance on logged requests for the year 2013 ([35], p. 14).

addressing them. These reports provide generic information on maintenance opera-
tions without specifics or costs incurred.

The module of the CMMS tool activated by the maintenance units in these 
academic institutions is capable of managing maintenance planning (preventive, 
schedule and breakdown maintenance), work order, contract and procurement 
management, asset management, documentation of maintenance operations 
and analysis of historical records, report management and many more. However, 
Table 3 provides a summary of the limited use and the latent potential of the 
CMMS tool, within the module being used by these institutions.

4.3 Discussion of findings

In a typical maintenance unit, there may be separate or integrated personnel for 
the call centre and maintenance operations. The quality and quantity of information 
developed from the CMMS database depends on the human capacity of the opera-
tives in both units. This influences the ability to use the CMMS tool effectively [10]. 
Although maintenance operations have progressed from manual to digital systems, 
many maintenance units are underutilising the potentials available in a typical 
CMMS. The maintenance units in these academic institutions used the CMMS for 
work request management, maintenance operations and periodic reporting. Table 3 
provides the limited use of the CMMS tool. These components, currently being 

2995 March April

Day ending 7 14 21 28 4 11 18 25 30

Quantity 

completed

9 85 286 463 813 1114 1621 1914 2013

% completed 0.30 2.84 9.55 15.46 27.15 37.20 54.12 63.91 67.21

Table 2. 
Typical monthly report ([34], p. 117).
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activated and used by these maintenance units, are insignificant fraction of the con-
tent of the maintenance management module and the inherent potentials of a typi-
cal CMMS software. The CMMS software has elastic capacity in different modules, 
which includes, but is not limited to asset management, work order management, 
preventive maintenance management, inventory control and report management 
[1]. Others include service management, contract management, materials manage-
ment and procurement management [2]. Two major challenges were observed in 
the structure of the current periodic report. They are, firstly that the reports are not 
helpful in educating or communicating with the relevant stakeholders, because the 
customers cannot identify the component of the report that reflects the situation of 
the facilities in their portfolio or the status of execution of the work request emanat-
ing from their units. The second challenge is that the report is silent on the status 
of the work not completed at the time of reporting. Therefore, the units are not 
able to develop and monitor the forward planning, deferred maintenance, effective 
renovation, or rehabilitation scheme, provide suitable information for decisions on 
change of use or disposal of facilities. Consequently, they are not able to effectively 
communicate the performance of the maintenance units to their customers.

Figure 2. 
Summary of outstanding work requests.

Institution Limited use of the CMMS 

tool

Remark: Latent potential not harnessed

Institution 1 *Recording of maintenance 

requests

*Developing planned maintenance

*Effective maintenance budget and management of 

deferred or backlog maintenance

*Producing customer friendly periodic report, 

accompanied by appropriate visuals

*Detailed analysis of operational history, identifying the 

functional state of facilities, planning rehabilitation or 

disposal; educating customers on requests for change 

of use

*Management of work 

requests

*Periodic reports on status of 

execution and cost incurred

Institution 2 *Same as above, except that 

there are no records of cost 

incurred

*Record of work requests not 

attended to

Table 3. 
Summary of findings.
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It is important to note that the maintenance and call centre operatives of these 
institutions should improve the quality of their periodic reports. Generally, a periodic 
report is the first step. Subjecting the set of reports to further analysis will enable 
maintenance operatives to manage the effectiveness of the loss of time before they 
respond to the work request of customers, the time taken to address the work request 
and to determine if they approximate the requirements of JIT [3]. Furthermore, 
detailed analysis of the CMMS database enables the maintenance unit to produce 
reports suitable for effective communication with their customers on the status of 
execution on their work requests and the functional state of the facilities in the cus-
tomers’ portfolio. To demonstrate this, the manager of the call centre of Institution 
1, was requested to provide the comprehensive information on the requests lodged 
with the call centre from the School of Civil and Environmental Engineering for the 
period January to March 2010; arranging them in table format and providing a visual 
representation of the status of work and financial expenditure [34]. The eight-page 
report was reduced to a table as shown in Table 4. In a nutshell, Table 4 provides the 
essential information contained in the eight-page report in a user-friendly format. 
Figure 3 presents the status of the work requests for each month.

The visual presentation of the financial commitment, presented in Figure 4, 
shows that plumbing cost the most, while items under quotation cost the least.

The additional information, which is necessary, but was not available during 
the time of this research, includes explanatory notes on outstanding work requests, 
alternative suggestions on how to execute the outstanding work, the cost implica-
tions and the effect of the deferred maintenance on the functional state of the 
facilities of the customer. Despite these shortcomings, the Head, School of Civil and 
Environmental Engineering commented as follows: ‘The layout is easy to determine 
the state of maintenance and it is easy to read. It also indicates that the maintenance 
unit is concerned about maintenance of the facilities in our School’. Furthermore, 
the Dean of the Faculty added: ‘It is a good start. I would also like to see an age 
analyses (10 days, 30 days, 60 days, etc.) of addressing complaints or requests’.

Consequently, the vast potential inherent in a typical CMMS tool can be har-
nessed if the maintenance operatives could ask the right questions and the opera-
tives in the call centre had the capacity, patience and commitment to answer the 
questions. This underlines the fact that the quality of the human capacity influences 
how much of the latent potential of a typical CMMS tool can be harnessed.

4.4 Analysis of maintenance database of a manufacturing company

The manufacturing industry used for this research is Adcock Ingrams Critical Care 
(AICC), a pharmaceutical manufacturing industry in South Africa. Maintenance 
requests are communicated directly to the unit as it doubles as call centre. In this 
industry, the maintenance unit uses the CMMS tool for scheduled and breakdown 
maintenance management. Furthermore, the unit conducts periodic detailed analyses 

Problem type Jan Feb Mar Total issued Total completed Cost

Electrical 9 5 5 19 18 10,837.80

Plumbing 6 3 3 12 11 15,763.90

Quotation 1 1 2 4 1 136.80

Building 1 1 2 1 695.14

HVAC 1 3 4 3 2547.90

Table 4. 
Summary of periodic report on work requests.
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of the information in the operational database of the CMMS. The information in 
Figures 5–8 present the findings of the analysis of the information in the CMMS 
database for all the machines in the production line of the company, for a period of 
21 months between January 2017 and September 2018. The analysis identified the 
number of total breakdowns, mean time to repair (MTTR), total downtime and plant 
reliability. The reliability of the machines in the production line of the AICC was 
benchmarked with those in the operation of a sister company, Adcock Ingram Health 
Care (AIHC), to identify the level of performance  improvements required.

4.4.1 Total breakdowns

The number of breakdowns per month in all the machines in the production line 
over the 21-month period is presented in Figure 5. The target number of 130 break-
downs, per month, was adopted as baseline for 2017 and 120 was set as target for 2018. 
The results from the analysis show that the average number of breakdowns in 2017 was 
145, an increase of 15 breakdowns per month. Similarly, in September 2018, the aver-
age number of breakdowns was 128, showing an increase of 8 breakdowns above the 
benchmark of 120. However, in March, April, June and September 2018, the number 
of breakdowns was lower than the benchmark of 120, and in August, the number 

Figure 3. 
Graphic presentation of the status of work requests.

Figure 4. 
Financial involvement of the work requests.
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of breakdowns was the same as the benchmark set for 2018. It was hoped that in the 
remaining months of 2018, the plants would record a lower number of breakdowns. 
Another concern was the length of time it takes to conclude repairs or known as MTTR.

4.4.2 Mean time to repair (MTTR)

The MTTR is the average time taken to complete the repair of each break-
down, restore the plant(s) to functional use and resume production. The shoter 

Figure 5. 
Total number of breakdowns.

Figure 6. 
Mean time to repair (MTTR).
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the MTTR, the better. This is because the MTTR influences the duration of the 
downtime of machines in the production line. Similar to other factors, the monthly 
and annual averages for 2017 exceeded the benchmark of 1.5 hours, as is evident 
from Figure 6. Similarly, in 2018 the average in September is marginally above the 
benchmark of 1.35 hours. However, the monthly performance in January, April, 
May, June and July was impressive. It was hoped that, in the last quarter of the year, 
the performance would improve.

Figure 8. 
Plant reliability.

Figure 7. 
Total duration of downtime of plant equipment.
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4.4.3 Total downtime

The graph in Figure 7 summarises the duration of downtime when any or a 
combination of the plant or equipment in the production network breaks down. 
The target of 180 and 170 hours per month was adopted for 2017 and 2018, respec-
tively. The analysis of the information in the operational database showed that the 
monthly average duration of downtime for 2017 was 250 hours per month, which 
represents 38.8% above target. This translates into 2.9 days’ production lost per 
month and an average of 34.8 days per year, resulting in a revenue loss equivalent 
to 1 month per year. However, in September 2018, the monthly average was about 
170 hours, which is the benchmark set for the year. If this trend continued, there 
would be marked improvements in the duration of downtime in the plants on 
the company’s production network, ensuring increased machine reliability and 
improvements in production output.

4.4.4 Plant reliability

Plant reliability can be described as the probability that the plant(s) in the 
production network will be available for effective production in a manufacturing 
industry. Plant reliability is influenced by the number of breakdowns, the length of 
time before repairs are concluded and the duration of downtime. Machine reliability 
is usually expressed in percentages. Positive improvements in the MTTR (like JIT) 
translate in the reduced duration of downtime as well as a reduction in the number 
of breakdowns. The plant reliability performance of the AICC was benchmarked 
against the performance of a sister industry, the AIHC.

As shown in Figure 8, the plant reliability benchmark of the AIHC (the blue 
horizontal line) for 2017 was 75%. In comparison, the AICC achieved a monthly 
average of 68% (second red vertical bar from origin of the graph in Figure 8) for 
the same period. This is an indication that the plants of the AICC performed below 
that of the sister company, the AIHC. Although, the AICC, in September 2018, 
attained a reliability of 75%, (the red vertical bar, to the right, next to 2018 yearly 
average), this is still below the new benchmark of 80% set by the AIHC for 2018. 
However, if there were consistent improvements in the MTTR in the last quarter of 
the year, it may be possible to meet the benchmark set by the AIHC.

Industry Current use of CMMS tool Potential harnessed

Adcock 

Ingrams 

Critical Care 

(AICC)

*Development of maintenance management, 

preventive and breakdown maintenance

*Making maximum use of the 

maintenance management 

module

*The synergy being created can 

facilitate the activation of the 

automation module

*Progressing towards the practice 

of smart maintenance

*Periodic analysis of operational details in CMMS 

database

*Benchmarking and identification of areas 

requiring performance improvements

*Improvements on MTTR (or JIT) and effects on 

machine reliability

*Develop synergy with finance, purchasing and 

store departments to ensure timely resourcing of 

spare parts for maintenance operations

Table 5. 
Summary of findings.
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4.4.5 Summary of findings

Table 5 provides a summary of the functional use of the CMMS tool by AICC 
industry. Currently, the maintenance unit have activated and effectively using the 
different components of the maintenance management modules, as well as cre-
ate synergy with other divisions of the industry. This will facilitate automation of 
operation and help in achieving the objectives of smart maintenance.

4.5 Discussion

The manufacturing company demonstrated a higher level of harnessing the 
potential inherent in a typical CMMS through the practice of comprehensive 
maintenance management, which includes planned, preventive, proactive and 
breakdown maintenance. The practice includes the analysis of the information in 
the operational database of the CMMS. These analyses enabled the maintenance 
unit to know the impact of the frequency of breakdowns, the length of time before 
repairs are completed and the effect of the duration of downtime of machines on 
the reliability and availability of machines in the production line. The analysis 
exposed the impact of the length of downtime on the productivity of the company. 
This could be described in the following understandable terms.

The average duration of downtime for 2017 was 250 hours per month, which is 

considerably higher than the benchmark, representing a level of 38.8% above 

target. This translates into 2.9 days’ production lost per month and an average of 

34.8 days per year, resulting in a revenue loss equivalent to 1 month per year.

This realisation challenged the maintenance unit to improve on the MTTR. 
Success in the MTTR or JIT [3] is the product of appropriate maintenance planning, 
positive work ethics and the professional attitude of the workforce. This includes 
effective coordination between the maintenance unit, purchasing department, 
finance department and stores, the inventory control of stock and the timely avail-
ability of spare parts. It is important to note that the industry will have value for 
money through the effective management of an adequate stock of spare parts rather 
than purchasing on demand, which is more expensive [36]. Spares that are available 
reduce repair time and reduce the incidence of the ‘fire-fighting approach’ when 
sourcing spare parts. This enables the maintenance unit to strive towards achieving 
best practice, which suggests that 85% of repairs should be executed through planned 
maintenance and 15% through breakdown repairs [37]. These efforts culminate in 
the benchmarking of plant reliability with their sister industry. It is worth noting 
that plant reliability facilitates production planning, sales and marketing projection, 
achieving customers’ satisfaction and profitability [37, 38].

The detailed analysis of the information in the operational database of plants 
in the production network enables maintenance units to identify area(s) requiring 
critical attention around which performance improvement strategies should be 
developed [39]. It provides intelligent information relating current performance 
against predetermined goals to decision-makers at all levels [19, 21]. This exercise 
challenges maintenance units to practise the art of continuous data collection, 
analysis and the interpretation of information to facilitate the development of 
appropriate improvement strategies [15]. Furthermore, it supports compliance 
activities, proposals for changes or requests for additional resources as it illuminates 
the link between strategies, performance and expected outcomes. It also achieves 
the objectives of smart maintenance [4, 19, 20].
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5. Conclusions and recommendations

Although maintenance management and operations have significantly evolved 
from the use of manual to digital facilities, many of the operations of the mainte-
nance units using CMMS tools are still operating at rudimentary levels. Generally, 
a typical CMMS tool has the capacity for planning and managing maintenance 
activities, resource management, analysis and interpretation, the contextual use of 
information in operational databases, the development of periodic reports, effective 
communication with stakeholders, performance and production improvements. 
However, the quality and quantity of the human capacity of the users of the system 
influences the potential of the CMMS tool that can be harnessed and put to pro-
ductive use. Three case studies were used in this chapter to illustrate the potential 
capacity of a CMMS tool accessed by the maintenance units. Two of them refer to 
maintenance units in academic institutions and the third to a manufacturing com-
pany. In the academic institutions, the CMMS module activated was underutilised, as 
is evident from the poorly structured periodic reports. The reports were too techni-
cal, economical in details, best understood by those who prepared the reports and not 
suitable for effective communication with customers. The reports were silent about 
what the units were doing with work requests not completed at the time of reporting 
or the plans for addressing backlogs or deferred maintenance. The CMMS tool was 
being used for reactive maintenance instead of harnessing the vast potential of the 
CMMS tool for proactive maintenance, which is the backbone of smart maintenance.

In contrast, the manufacturing company uses the CMMS tool for planned and 
breakdown maintenance operations. It included the analysis of the information in 
the operational database, which enabled the unit to know the impact of the MTTR 
on the length of downtime, machine reliability and availability in the production 
network. This has challenged the maintenance unit to create synergy with the 
finance, purchasing and store departments, to facilitate the availability of spare 
parts and motivate the maintenance crew to timely identify and execute repairs. 
The activation and contextual use of the inter-related modules of the CMMS has 
enabled the maintenance unit to continuously improve on the MTTR, aiming 
at executing maintenance activities through planned maintenance rather than 
through a breakdown approach. It therefore improves on the practice of JIT, which 
is necessary for smart maintenance.

Although considerable effort is put in and investments are made to provide 
modern technology to aid maintenance operations, the potential uses of this tool are 
not adequately harnessed by many of the maintenance operatives. The maintenance 
units in the manufacturing company, in contrast to those in the academic institu-
tions, through the analysis of the operational information in the CMMS database, 
have taken up some of the latent and rich potential inherent in a typical CMMS tool. 
Furthermore, they demonstrated the relationship of the ‘work order management’ 
tool with the ‘assets management, preventive maintenance management, inven-
tory control, report management and procurement management’ tools. By doing 
so, they highlighted the collaborative relationships between the maintenance unit 
and other stakeholders, such as the finance, purchasing and store departments, in 
inventory control of stock and the timely availability of spare parts. Consequently, 
improvements in the MTTR translate into improved machine reliability, which 
facilitates production planning, sales and market projection, achieving customer 
satisfaction and profitability.

It is safe to conclude that the quality of the human capacity available to operate 
a typical CMMS tool influences the ability to harness the inherent potential of a 
CMMS. Therefore, this research recommends adequate resourcing and continuous 
development of the human capacity for the effective operation of the CMMS.



19

Harnessing the Multiple Benefits of a Computerised Maintenance Management System
DOI: http://dx.doi.org/10.5772/intechopen.93732

Author details

Edoghogho Ogbeifun*, Patrick Pasipatorwa and Jan-Harm C. Pretorius
Postgraduate School of Engineering Management, Faculty of Engineering and the 
Built Environment, University of Johannesburg, South Africa

*Address all correspondence to: edobuni@gmail.com

© 2020 The Author(s). Licensee IntechOpen. This chapter is distributed under the terms 
of the Creative Commons Attribution License (http://creativecommons.org/licenses/
by/3.0), which permits unrestricted use, distribution, and reproduction in any medium, 
provided the original work is properly cited. 



20

Operations Management - Emerging Trend in the Digital Era

[1] Lopes I, Senra P, Vilarinho S,  
Sa VTeixeira C, Lopes J, Alves A,  
et al. Requirements specification 
of a computerized maintenance 
management system – A case study. 
Procedia CIRP. 2016;52:268-273. DOI: 
10.1016/j.procir.2016.07.047

[2] Kostuk R. Computerised 
maintenance management 
systems. Studies & Proceedings of 
Polish Association for Knowledge 
Management. 2010;35:277-281

[3] Pheng LS, Arain FM, Fang JWY. 
Applying just-in-time principles 
in the delivery and management 
of airport terminal building. Built 
Environment Project and Asset 
Management. 2011;1(1):104-121. DOI: 
10.1108/20441241111143812

[4] Uhlmann E, Franke D, Hohwieler E. 
Smart maintenance – Dynamic model-
based instructions for service 
operations. Procedia CIRP. 2019;81:1417-
1422. DOI: 10.1016/j-procir.2019.04.327

[5] Tsang AHC. Condition-based 
maintenance: Tools and decision 
making. Journal of Quality in 
Maintenance Engineering. 1995;1:3-17. 
DOI: 10.1108/13552519510096350

[6] Stamboliska Z, Rusiński E, Moczko P. 
Proactive Condition Monitoring of 
Low-Speed Machines. Cham: Springer 
International Publishing; 2015. pp. 9-34. 
DOI: 10.1007/978-3-319-10494-2_2

[7] Murthy DNP, Atrens A, Eccleston JA. 
Strategic maintenance management. 
Journal of Quality in Maintenance 
Engineering. 2002;8:287-305. DOI: 
10.1108/13552510210448504

[8] Lavy S. Facility management 
practices in higher education 
buildings. Journal of Facilities 
Management. 2008;6(4):303-315. DOI: 
10.1108/14725960810908163

[9] Gabriel G. Decentralising 
asset management in a university 
environment using web enabled 
technology. Facilities. 2003;21(10):233-
243. DOI: 10.1108/02632770310493607

[10] Amadi-Echendu JE, de Wit FCP. 
Technology adoption: A study on 
post-implementation perceptions 
and acceptance of computerised 
maintenance management systems. 
2015. Available from: https://repository.
up.ac.za/bitstream/handle/2263/51452/
AmadiEchendu_Technology_2015.
pdf?sequence=1 [Accessed: 14 July 
2020]

[11] Carder P. Knowledge-based FM: 
Managing performance at the workplace 
interface. Facilities. 1995;13(12):7-11. 
DOI: 10.1108/02632779510101033

[12] Chou JS, Chen HM, Hou CC, 
Lin CW. Visualised EVM system 
for assessing project performance. 
Automation in Construction. 
2010;19:596-607. DOI: 10.1016/j.
autcon.2010.02.006

[13] Horton D. Planning implementing 
and evaluating capacity development. 
International Service for National 
Agricultural Research (ISNAR). 
2002;50:1-8

[14] Farazmand A. Innovation 
in strategic human resource 
management: Building capacity 
in the age of globalisation. Public 
Organization Review. 2004;4:3-24. DOI: 
10.1023/B:PORJ.0000015649.54219.b7

[15] Melnyk SA, Bititci U, Platts KJ, 
Tobias J, Andersen B. Is performance 
measurement and management fit for 
the future? Management Accounting 
Research. 2014;2:173-186. DOI: 
10.1016/j.mar.2013.07.007

[16] Uzarski DR, Grussing MN. Building 
condition assessment metrics: Best 

References



21

Harnessing the Multiple Benefits of a Computerised Maintenance Management System
DOI: http://dx.doi.org/10.5772/intechopen.93732

practices. In: Amekudzi A, McNeil S, 
editors. Infrastructure Reporting and 
Asset Management. Reston, Virginia, 
USA: Infrastructure Reporting and 
Asset Management, American Society 
of Civil Engineers; 2008. pp. 147-152. 
DOI: 10.1061/9780784409589

[17] Hayes FX. A Proactive Solution. 
American School and University.  
USA: Endeavor Business Media, 
Janesville Ave, Fort Atkinson; 2006. pp. 
310-312

[18] Myeda NE, Pitt M. Understanding 
the performance measurement system 
(PMS) for facilities management (FM) 
industry in Malaysia. In: Proceedings: 
PMA Conference. Cambridge UK; 11-12 
July. 2012. pp. 1-10

[19] Amaratunga D, Baldry D. Moving 
from performance measurement to 
performance management. Facilities. 
2002;20(5&6):217-223. DOI: 
10.1108/02632770210426701

[20] Ogbeifun E. Performance 
management as a tool for performance 
improvement in the management of 
built facilities. Journal of Construction 
Project Management and Innovation. 
2018;8(2):1852-1871. DOI: 10.36615/
jcpmi.v8i2.162

[21] Buys F, Nkado RA. Survey of 
maintenance management systems 
in South African tertiary educational 
institutions. Construction Management 
and Economics. 2006;24:97-1005. DOI: 
10.1080/01446190600851009

[22] Lindhard S, Larsen JK. Identifying 
the key process factors affecting project 
performance. Engineering Construction 
and Architectural Management. 
2016;23(5):657-673. DOI: 10.1108/
ECAM-08-2015-0123

[23] Loosemore M, Hsin YY. 
Customer-focused benchmarking 
for facilities management. Facilities. 

2001;19(13&14):464-476. DOI: 10.1108/
EUM0000000006204

[24] Attiany MC. Competitive advantage 
through benchmarking: Field study of 
industrial companies listed in Amman 
stock exchange. Journal of Business 
Studies Quarterly. 2014;5(4):41-51

[25] Wauters B. The added 
value of facilities management: 
Benchmarking work process. 
Facilities. 2005;23(3&4):142-151. DOI: 
10.1108/02632770510578511

[26] Ogbeifun E. Developing 
performance measuring standards for 
assessing facilities management unit 
in higher education institution: a case 
study [thesis]. Johannesburg: University 
of Johannesburg; 2016

[27] Varcoe BJ. Business-driven 
facilities benchmarking. 
Facilities. 1996;14(3&4):42. DOI: 
10.1108/02632779610112535

[28] Pasipatorwa P. Aligning the 
maintenance management system 
with the business strategy in order to 
achieve the strategic objectives of a 
manufacturing company: A case study 
[dissertation]. Johannesburg: University 
of Johannesburg; 2020

[29] Lateef OA, Khmidi MF, Idrus A. 
Building maintenance management 
in a Malaysian university campus: A 
case study. Australasian Journal of 
Construction Economics and Building. 
2010;10(1&2):76-89. DOI: 10.5130/
AJCEB.v10i1-2.1593

[30] Yin RK. Case Study Research and 
Applications: Design and Methods. 
6th ed. Singapore: SAGE Publishing; 
2014. Available from: https://lccn.loc.
gov/2017040835

[31] Hallowell MR, Gambatese JA. 
Qualitative research: Application 
of the Delphi method to CEM 
research. Journal of Construction 



Operations Management - Emerging Trend in the Digital Era

22

Engineering and Management. 
2010;136:1-9. DOI: 10.1061/(ASCE)
CO.1943-7862.0000137

[32] Hsieh H-F, Shannon SE. Three 
approaches to qualitative content 
analysis. Qualitative Health Research. 
2005;2005, 15(9):1277-1288. DOI: 
10.1177/1049732305276687

[33] Bowen GA. Document analysis as a 
qualitative research method. Qualitative 
Research Journal. 2009;9(2):27-40

[34] Ogbeifun E. Facilities management 
in a multi-campus setting: a case study 
of the University of the Witwatersrand 
[dissertation]. Johannesburg: University 
of the Witwatersrand; 2011

[35] Operations Department. 
Central Technical Services. [Annual 
Report]. Johannesburg: University of 
Johannesburg; 2013

[36] Joachim A. Spare parts planning 
and control for maintenance operations 
[thesis]. Eindhoven: University of 
Technology; 2013

[37] Gulati R. Maintenance and 
Reliability Best Practices. 2nd ed.  
New York: Industrial Press; 2013

[38] Vishnu CR, Regikumar V. Reliability 
based maintenance strategy selection 
in process plants: A case study. In: 
Proceedings: Global Colloquium in 
Recent Advancement and Effectual 
Researches in Engineering, Science and 
Technology (RAEREST 2016). Vol. 25. 
Procedia Technology; 2016. pp. 1080-
1087. DOI: 10.1016/j.protcy.2016.08.211

[39] Simatupang TM, Piboonrungroj P, 
Williams SJ. The emergence of value 
chain thinking. In: Proceedings of 
T-LOG. 2014. Available from: http://
s3.amazonaws.com/academia.edu.
documents/34563986/66.pgf?AWSAcc
essKeyId=AKIAJ56TQJRTWSMTNPE
A&Expires=1469032947&Signature=
Mh3eQaqStDrID47%2FDGFYC7dGDD

I%3D&response-content-disposition-
inline%3B%20filename%3DThe 
[Accessed: 30 June 2016]


