
in construction what is a schedule of values

in construction what is a schedule of values is a fundamental question for contractors, project managers,
and owners involved in construction projects. A schedule of values (SOV) is a detailed statement provided by
the contractor that breaks down the contract sum into various components or work items, assigning a
specific dollar value to each. This document plays a crucial role in the progress payment process, ensuring
transparency and accuracy in billing and payment. Understanding what a schedule of values entails, how it is
prepared, and its role in construction project management can significantly impact project success. This article
explores the concept of a schedule of values, its components, benefits, and best practices for use in
construction projects, providing a comprehensive guide for industry professionals.
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Definition and Purpose of a Schedule of Values

A schedule of values in construction is a detailed document that itemizes the entire contract price into
individual work components or scopes of work. It is essentially a line-item budget that assigns a monetary
value to each aspect of the project, such as materials, labor, equipment, and subcontractor costs. The
primary purpose of the schedule of values is to facilitate the billing and payment process by linking the work
performed to specific dollar amounts.

By providing a clear breakdown of costs, the schedule of values helps all parties involved in the project
maintain financial control and transparency. It serves as a baseline for progress payments, allowing owners
and architects to verify and approve payments based on the actual work completed. Moreover, it aids in
monitoring project progress, managing budgets, and preventing disputes related to payment.

Importance in Construction Project Management

The schedule of values is a critical tool in construction project management because it enhances
communication and financial clarity among contractors, owners, and stakeholders. It supports accurate
forecasting of expenses and cash flow management, which are vital for the timely completion of construction
projects. Additionally, it provides a framework for auditing and verifying contractor invoices, reducing the risk
of overbilling or payment delays.

Components of a Schedule of Values

A comprehensive schedule of values includes several key components that collectively represent the entire
contract amount. Each component corresponds to a specific portion of the work and is assigned an estimated
dollar value. These components help track progress and allocate payments accordingly.



Typical Elements Included

Work Breakdown Structure (WBS): The schedule is often organized by the WBS, which divides the
project into manageable sections such as site work, foundations, structural elements, finishes, and
mechanical systems.

Item Description: Each line item contains a clear description of the task, material, or service it represents.

Scheduled Value: The dollar amount assigned to each line item, representing its share of the total
contract price.

Cumulative Percentage: Sometimes included to show the percentage of the total contract that each
item represents.

Change Orders: Adjustments to the original schedule of values reflecting approved changes in scope or
pricing.

Level of Detail

The level of detail in a schedule of values can vary depending on project complexity. For large projects, the
schedule may include hundreds of line items, while smaller jobs may have fewer entries. The goal is to be detailed
enough to track work accurately but not so granular that it becomes cumbersome to manage.

Preparation and Submission Process

The preparation of a schedule of values is typically the contractor’s responsibility and is submitted early in
the project lifecycle, often alongside the initial contract documents. It requires a thorough understanding of
the project scope, contract terms, and cost estimates.

Steps in Preparing a Schedule of Values

Review Contract Documents: Analyze drawings, specifications, and contract terms to identify all work1.
components.

Break Down Work Scope: Divide the project into logical work units or phases based on the work2.
breakdown structure.

Assign Values: Allocate dollar amounts to each work unit based on the contractor’s estimate or bid3.
amount.

Compile and Format: Organize the items into a clear, tabular format that aligns with the contract4.
requirements.

Submit for Approval: Present the schedule to the owner or architect for review and approval before5.
work begins.



Approval and Revisions

Once submitted, the schedule of values is reviewed by the owner or their representative to ensure it aligns with
contract expectations. If discrepancies or concerns arise, revisions may be requested. Approved schedules
become the baseline for all subsequent payment requests and progress tracking.

Role in Progress Payments and Billing

One of the primary uses of a schedule of values is to facilitate progress payments during the course of a
construction project. Progress payments are partial payments made to contractors based on the percentage of
work completed, as reflected in the schedule of values.

Linking Work Completed to Payments

Contractors submit periodic pay applications referencing the schedule of values. Each pay application details
the percentage of work completed for each line item, which is multiplied by its assigned value to determine the
amount to be billed. This process ensures payments correspond directly to work progress, providing financial
transparency and reducing the risk of disputes.

Application in Construction Billing

The schedule of values also helps the owner or architect verify the accuracy of invoices. By comparing the
reported percentage of completion against the schedule, they can confirm that the billed amounts are justified.
This system promotes accountability and supports efficient cash flow management throughout the project
duration.

Best Practices for Managing a Schedule of Values

Effective management of the schedule of values throughout a construction project is essential to maximize its
benefits. Proper handling ensures accurate payment, reduces disputes, and maintains project financial health.

Key Recommendations

Maintain Regular Updates: Continuously update the schedule to reflect approved change orders and
scope adjustments.

Ensure Transparency: Share the schedule openly with all stakeholders to promote trust and clear
communication.

Use Software Tools: Utilize construction management software to organize and track schedule of
values data efficiently.

Align with Contract Documents: Ensure the schedule remains consistent with contract terms and
specifications.

Detail Accuracy: Provide sufficient detail to enable precise tracking but avoid unnecessary complexity.



Common Challenges and Solutions

Despite its importance, managing a schedule of values can present challenges that impact project payments and
relationships among parties.

Challenges

Inaccurate or Incomplete Schedules: Poorly prepared schedules can lead to payment delays and disputes.

Disputes Over Work Percentages: Conflicting assessments of work completed can cause disagreements.

Change Order Management: Failing to update the schedule to reflect changes can distort payment
calculations.

Lack of Communication: Insufficient transparency may erode trust and complicate billing processes.

Solutions

Addressing these challenges requires diligent preparation, ongoing communication, and adherence to contract
protocols. Implementing clear procedures for schedule updates, encouraging stakeholder collaboration, and
employing technology for tracking can mitigate common issues. Additionally, involving qualified professionals
to audit and verify progress payments helps maintain integrity in the billing process.

Frequently Asked Questions

What is a schedule of values in construction?

A schedule of values in construction is a detailed statement provided by the contractor that breaks down the
contract sum into individual work items with their corresponding values. It serves as a basis for progress
payments.

Why is a schedule of values important in construction projects?

It is important because it provides transparency and clarity on the allocation of costs for each portion of
the work, ensuring accurate and fair progress payments throughout the project.

Who is responsible for preparing the schedule of values?

Typically, the contractor prepares the schedule of values and submits it to the owner or architect for
approval before the project begins.

How does a schedule of values affect progress payments?

Progress payments are made based on the percentage of work completed as outlined in the schedule of values,
allowing owners to pay contractors incrementally as work progresses.



Can a schedule of values be revised during a construction project?

Yes, a schedule of values can be revised if there are approved changes or change orders that alter the scope or
cost of the work, subject to agreement by all parties involved.

What information is typically included in a schedule of values?

A schedule of values typically includes a list of work items or divisions, their corresponding dollar amounts,
percentage of the total contract, and sometimes the scheduled start and completion dates for each item.

Additional Resources
1. Construction Scheduling: Principles and Practices
This book offers a comprehensive overview of construction scheduling, including the critical role of the
schedule of values in project management. It explains how to create, manage, and utilize schedules of values to
track progress and ensure accurate payment. Practical examples and case studies help readers understand the
integration of scheduling with budgeting and cost control.

2. Project Management for Construction: Fundamental Concepts for Owners, Engineers, Architects, and
Builders
Focusing on essential project management principles, this book covers the schedule of values as a key tool in
managing construction financials. It guides readers through the process of breaking down project costs and
linking them to work progress. The text is designed for a broad audience, providing clear explanations of
complex concepts.

3. Construction Accounting and Financial Management
This title delves into the financial aspects of construction projects, emphasizing the schedule of values as a
critical component for billing and payment processes. It explains how to prepare, review, and adjust schedules
of values to reflect work completed accurately. The book also covers related topics such as cost control,
budgeting, and contract administration.

4. Construction Contracts: Law and Management
While primarily focused on legal issues, this book highlights the importance of the schedule of values in
contract administration. It discusses how schedules of values are incorporated into contract documents and
their role in dispute resolution and payment claims. The text provides legal context for managing construction
schedules and payments effectively.

5. Construction Project Scheduling and Control
This book provides detailed methodologies for creating and controlling construction schedules, with a
dedicated section on the schedule of values. It explains how to develop a schedule of values aligned with
project milestones and payment applications. Readers learn techniques for monitoring progress and adjusting
schedules to keep projects on track.

6. The Complete Guide to Construction Scheduling
A practical guide for construction professionals, this book covers all aspects of scheduling, including the
preparation and use of schedules of values. It offers step-by-step instructions for integrating cost
breakdowns with timeline planning. The guide is filled with templates, checklists, and examples to facilitate
effective schedule management.

7. Construction Management JumpStart
Designed for beginners, this resource introduces key construction management concepts, including the schedule
of values. It explains how schedules of values serve as a financial roadmap for projects and how they relate
to billing cycles. The book simplifies complex topics, making it accessible for those new to construction project
management.

8. Cost Control in Building Design and Construction
This book focuses on cost management techniques in construction, with significant attention to the schedule



of values as a tool for cost allocation and control. It discusses how to develop accurate schedules of
values to ensure effective budgeting and payment tracking. The text also explores the relationship between
cost control and project scheduling.

9. Understanding Construction Drawings and Specifications
While primarily about interpreting construction documents, this book explains how the schedule of values fits
within the broader documentation framework. It highlights the importance of linking schedules of values to
project specifications and drawings for accurate billing. The book helps readers understand documentation
coordination and its impact on project financials.
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