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Are we on the right path

How do we know we are on the right path

What is it that we don’t know



Holistic Asset Management



Project management 
Framework



Introduction to PAS 55
Key principles

Optimising asset 
system

Methodical 
approach 
promoting 
consistancy

Look at the whole 
picture

Focus of 
resources and 
expenditure

Focus on best 
value over life 

cycle

Consider long 
term consequence 

of short term 
activities



Embarked on a review
of our operation 
1. We needed to understand our baseline of current maintenance 

practices

2. Needed to review our business model and strategies focusing on:
I. Maintenance strategy

II. Efficient use of resources

III. Estate condition

3. Needed to review the operational performance 

4. Understand our ability to deliver effective maintenance services in 
a cost effective way



Reviews

1. PAS 55 Baseline Survey

2. Maintenance Management Framework (MMF) Review

3. Estate Performance Assessment (EPA)



University of Queensland

Campuses

1. St Lucia campus

2. Gatton campus

3. Herston campus

20 Other Locations including:

• Pinjarra Hills

• Long Pocket

• University Mine, Indooroopilly

• School of Dentistry, City

• Pharmacy Australia Centre of Excellence, Woolloongabba

• Veterinary Teaching Clinic, Dayboro

Marine Research Stations

• Dunwich, Stradbroke Island

• Heron Island 



University of Queensland

• Over 50,000 students 

• 6703 staff

• 551 buildings

• 24% UFA Service & Equipment Intensive (SEI) buildings 

• 782,216 m2 (gross floor area)

• Asset Replacement Value of $3.74 Billion

• 454 general teaching rooms and 1318 laboratories

• 1670 hectares



Theory into Practice

• Each institution is unique. 

• What outcomes does the institution want to achieve?

• While the IAM framework is universal, the solution needs to be bespoke.

• The key is to use the framework to enable the particular requirements of 
each institution.

• The best results are achieved through a collaborative and inclusive process 
that is based on empirical, not anecdotal, information.

• Measurement is critical. At the start, after each phase and ongoing.



Review of existing 
maintenance framework 
• We needed to understand our baseline of current maintenance 

practices

• Need to review our business model and related strategies regarding 
the provision of maintenance activities focusing on:

• Maintenance strategy

• Estate condition

• Efficient use of resources

• Need to review the operational performance of current maintenance 
delivery and the ongoing ability to deliver effective maintenance 
services in a cost effective way



Baseline Survey

• 106 participants

• Management

• Operational

• Trade

• 59% completed

• 20% partial completion



Baseline Survey

PAS 55 Baseline survey

• Management

• Operational

• Trade

• Total of 106 surveys

• 59% completion rate



Maintenance Management
Framework

Governance 

• Governance Overview

• Levels of Service 



Maintenance Management
Framework

Asset management Plans

• Technical strategy; 

• Risk management strategy; 

• Financial management strategy; 

• Procurement strategy; and 

• Management strategy. 

Maintenance Strategy Development and Maintenance Planning 

Maintenance Service Delivery Strategy 

Maintenance Operations Plans 

Preventative vs Corrective Maintenance 



Maintenance Management
Framework

Enablers & Controls

• Core processes

• Procurement approaches

• Communications

• Information management

• Risk management



Maintenance Management
Framework

Asset Implementation Plans

• Develop a program for data collection. It is recommended that 
the focus is on building elements, given the gap between the 
required and allocated budgets; 

• Develop a component hierarchy with standard component 
descriptions; 

• Determine the maintenance task appropriate for each 
component, grouping the tasks into maintenance categories; and 

• Apply the maintenance tasks as per the defined level of service. 



Maintenance Management
Framework

Performance Assessment

• Performance assessment overview

• Service delivery maintenance KPI’s

• Estate performance

• Maintenance service delivery performance

• Estate maintenance performance KPI’s



Maintenance Management
Framework

Maintenance Review & Reporting



Estate Performance
Assessment

Current Estate

• Historic growth

• Age of estate

• Utilisation 



Estate Performance
Assessment

Performance Assessment

Gap analysis



Estate Performance
Assessment

Asset Priority Index (API)



Estate Performance
Assessment

Levels of Service (LoS))



Estate Performance
Assessment

Capacity Assessment



Estate Performance
Assessment

Utilisation Assessment



Estate Performance
Assessment

Condition Assessment



Estate Performance
Assessment

Functionality Assessment



Outcome of Baseline Survey
Need for Change

Provided robust supporting information to articulate a need for change



Outcome of MMF & EPA 
Framework to support SAMP

• Provided robust information to develop 
a new SAMP

• Now are using Pas 55 as a centrepiece of 
our maintenance framework

• Provided clear asset management 
objectives

• Enable executive buy-in to support the 
SAMP



Outcome of MMF & EPA
Asset Management Plans

• Developed an Importance rating to each 
building 

• Established differentiated levels of 
services

• Identified surplus assets



Outcome of MMF & EPA
Enablers & Controls

• Improving work order management 
through mobile devices

• Implementing the preventative 
maintenance module of Archibus to 
demonstrate compliance to the 
component level

• Implementing asset to reference asset 
components of each work order

Air-conditioning contractor work order 
management



Outcome of MMF & EPA
Enablers & Controls

• Establishing maintenance delivery in 
Precincts 

• Moving staff into client building
• Moving to Multi-skilled workforce
• Implementing performance based 

contracts

St Lucia Precinct Model



Outcome of MMF & EPA
Enablers & Controls

HVAC Life Cycle program

• Improving our data collection
• Developed life cycle replacement 

program for HVAC
• Replacement program incorporating

• Life cycle
• Priority
• Condition
• CM costs to the square metre
• Amount of work order to the 

square metre

Costs per square metre



Outcome of MMF & EPA
Performance Assessment

• Service delivery performance for in-
house staff and Contractors
• Completion times
• Re-work
• Outstanding work
• Close outs
• Trends 

ContractorsIn-house staff



Outcome of MMF & EPA
Financial Sustainability

• Clear picture of our current funding 
levels 
• Corrective maintenance
• Planned Maintenance 
• Condition based maintenance
• Asset replacement

• Good understand our targeted service 
level based on asset priority

• Funding levels required to maintain the 
estate in a good condition



Executive Support
Financial Sustainability

Approach to increased funding
• Submitted a paper to the COO 
• Identified many years of increase GFA
• Robust assessment of the estate and the backlog 

maintenance
• Ageing nature of the estate
• Identified the funding according to LoS identified
• Referenced industry benchmarks
• Identified funding gap between existing funding and 

best practice
• Proposed a maintenance strategy of 1.5% ARV
• Recommended a gradual increase over 4 years



Executive Support
Financial Sustainability

• Increased asset replacement allocation 
of $10m 2017

• Commitment for extra $10m/year until 
2020

• Increased PM allocation of $1.9m 2017
• Commitment of extra $1.9m/year until 

2020
• Now on a 3 year program of bring the 

estate to an acceptable condition
• Robust framework aligned with best 

practices

Increased funding



Learnings

Baseline Survey
• Included staff, management & key 

clients
• Should have included more clients

Estate Performance Assessment
• 144 buildings over 750sqm
• 88% of GFA
• Should have undertaken 

assessment on all of estate



The journey has provided UQ with comprehensive and defendable 
information for process improvements

However the skill is not about knowing the framework or models

It’s about knowing how to use these to meet the requirements of each 
organisation.

a collaborative approach



Questions


