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Executive Summary 
Section 1013.64(6)(b), Florida Statutes (F.S.), requires the Florida Department of Education (DOE) and 
Florida Legislative Office of Economic and Demographic Research (EDR) to annually review and adjust the 
cost per student station associated with school construction and to identify an alternative cost index to 
forecast future construction costs. This report presents the results of DOE and EDR’s collaboration to 
fulfill this statutory requirement for 2020-21. 

DOE and EDR developed model schools using both historical Florida school construction cost data and 
construction cost estimating software, including data from 2006 through 2018. The models, which were 
built to meet the Florida Building Code and State Requirements for Education Facilities (SREF), yielded cost 
estimates to construct elementary, middle and high schools in Florida. 

In addition to estimating the present value of construction of typical schools, EDR evaluated various cost 
indices to use as a replacement for the Consumer Price Index (CPI), which is currently used to forecast 
construction costs. EDR based its research and recommendations on its 2017 report, prepared pursuant 
to section 15 of chapter 2016-273, Laws of Florida (L.O.F.). EDR believes that the best replacement index 
with a readily available 10-year forecast is the IHS Markit’s Core Construction index, which measures 
broad price changes in the construction industry, including producer prices charged to private buyers. 
This index is one of the indices regularly forecast in the National Economic Estimating Conference (NEEC). 

Since 1997, the state of Florida has used the cost per student station unit of analysis to quantify 
construction costs related to traditional kindergarten through grade 12 school facilities. Maximum cost 
thresholds have been established to ensure equivalency of costs and standards related to construction for 
Florida’s school population. Periodically, the maximum cost per student station thresholds have been 
updated, most recently in 2003 and 2006. 

Section 23 of chapter 2019-23, L.O.F., eliminated legal and administrative costs, as well as site 
improvement costs, from the factors used to determine the cost per student station. Four average costs 
are displayed in this report: (1) the current statutory thresholds; (2) the reported average schools’ 
construction costs; (3) EDR Modeled Schools using RSMeans online; and (4) DOE Modeled schools using 
RSMeans 40th Edition, Annual 2019. A summary of the four costs is shown below. 

Summary of Average Cost Results 
School Type 2019 Cost Per 

Student Station 
Reported 

Average Cost Per 
Student Station 
from 2006-2019 

Percentage 
Variance 

from Statute 

Unaltered 
RSMeans Average 
Cost per Student 

Station* 

Percentage 
Variance 

from Statute 

DOE RSMeans 
Average Modeled 
Cost Per Student 

Station 

Percentage 
Variance from 

Statute 

Elementary School $ 20,939 $ 23,922 14.25% $ 13,993 -33.17% $ 23,231 10.95% 
Middle School $ 22,267 $ 23,586 5.92% $ 16,294 -26.82% $ 25,049 12.49% 
High School $ 28,733 $ 25,673 -10.65% $ 17,327 -39.70% $ 31,142 8.39% 
* Unaltered RSMeans does not include all SREF Requirements. 
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Scope 
The 2019 Florida Legislature, in section 23 of chapter 2019-23, L.O.F., tasked DOE and EDR to annually 
review and adjust the cost per student station associated with school construction and to identify an 
alternative cost index to forecast future construction costs, as follows: 

The department, in conjunction with the Office of Economic and Demographic Research, shall 
review and adjust the cost per student station limits to reflect actual construction costs by January 
1, 2020, and annually thereafter. The adjusted cost per student station shall be used by the 
department for computation of the statewide average costs per student station for each 
instructional level pursuant to paragraph (d). The department shall also collaborate with the Office 
of Economic and Demographic Research to select an industry-recognized construction index to 
replace the Consumer Price Index by January 1, 2020, adjusted annually to reflect changes in the 
construction index. 

This report presents the results of DOE and EDR’s collaboration to fulfill this legislative mandate. 
 

Section I: History of Cost per Student Station to Establish Construction Costs 
The practice of using the student station unit to determine the cost of construction was first adopted by 
the Florida Legislature in 1997, and the statutory limits were revised in 2003 and 2006. Section 
1013.64(6)(b)1., F.S., requires the thresholds to be adjusted by a cost index so the cost per student station 
reflects increases or decreases in costs due to inflation over time. DOE, in conjunction with EDR, has 
maintained the cost thresholds shown in Table 1 below. 

Table 1-Average Cost per Student Station - Baseline Limitations over Time 
 

School 1997 2003 2006 
N/A Ch. 97-384, L.O.F. Ch. 2003-391, L.O.F. Ch. 2006-27, L.O.F. 
Elementary Schools 11,600 12,755 17,952 
Middle Schools 13,300 14,624 19,386 
High Schools 17,600 19,352 25,181 

The maximum cost per student station limits were originally set in 1997 at $11,600 for an elementary 
school, $13,300 for a middle school and $17,600 for a high school. These costs were based on a five-year 
statewide average school cost in 1996 and adjusted for inflation to the 1997 cost levels, which were 
adjusted annually by the CPI.1 The cost per student station was defined to include contract costs, legal and 
administrative costs, fees of architects and engineers, furniture and equipment, and site improvement. 
The definition did not include the cost of purchasing or leasing the site for construction.2 

Prior to 1997, costs were limited by square foot rather than by student station. Construction of new 
educational facilities was capped at a cost per square foot that could not exceed the most recent five-year 
statewide average square foot total cost, adjusted for inflation, and the most recent Marshall and Swift 
Construction Cost Index of Florida. 3 Marshall and Swift is an appraisal guide that provides replacement 
costs and insurable values, while also providing an index of future values. 

 
1 Staff Analysis for HB 17-A (Ch. 97-384, L.O.F), December 1997. 
2 Id. 
3 Section 235.216, F.S., 1996 



 

  

  

 

                                                           

Districts used 1997 baseline limits  until the Florida Legislature established new baseline limits in 2003.  

Also in 2003, the statutory  provisions for student station costs were moved from  chapter 235, F.S., to  

chapter 1013, F.S.,  when the education statutes were rewritten  and reorganized.4    

In 2005, DOE conducted a study on overall inflation  of school construction costs, including the CPI and  

other factors.   The study included a survey of four counties with increasing student enrollment in the state 

from 1997 through 2005 (Brevard, Hillsborough, Sarasota and  Orange), all of which reported  increased  

school construction costs ranging from  23 to  32 percent.  Because the CPI increased 13 percent over this  

time,  this index  alone did not capture the full increases in construction costs.   The rising costs of 

construction in general, as well as the increased construction costs resulting from implementation  of the 

class size amendment, contributed to increased school construction costs.5   In addition, the class size 

reduction program essentially required  more classrooms to be built for the same number of students, 

thereby increasing the cost per student station.  In 2006, DOE’s recommendations for new  cost limits were 

fully adopted in section 9  of chapter 2006-27, L.O.F.  

Section 15  of chapter 2016-237,  L.O.F., required  EDR to study the cost per student station.  The resulting  

report was published in 2017 and  can be found  at:   http://edr.state.fl.us/Content/special-research-

projects/education/CostPerStudentStation.pdf.  

Recent Changes 
As previously mentioned, section  23  of  chapter 2019-23, L.O.F.,  eliminated legal and administrative costs,  

as well as site improvement costs,  from the cost per student station. The cost per student station  is now  

defined  by the following factors.   

Architect and Engineering Fees 

This refers to the cost for professional architectural and engineering services performed in  

connection  with planning,  design  and construction of  the facility.  This incorporates all base 

service and additional authorization services.  

Building Contract Cost 

This refers to the total cost of building construction within five feet of the building, including all 

materials and  supplies purchased by the district school board.  All  change order charges known at  

the time should also be added or deducted from the contract cost.  This includes built-in cabinets, 

mill work and other furniture or equipment permanently fixed or attached to  the building as part 

of building construction, but does not include costs for movable school furniture and equipment.  

Furniture and Equipment 

These  costs refer to  all furniture and equipment required to make the facility operational on the  

first day of school.   Such costs  include, but  are  not limited to, student and teacher desks,  

computer equipment, science and vocational lab equipment, library furniture, audio-visual 

equipment, library books required to initially stock the media center and other school equipment 

that a district would normally capitalize, such as copy  machines, etc.  Equipment costs excluded 

4  Staff Analysis for HB 17-A (Ch. 97-384, L.O.F), December 1997.  
5  Id.  

http://edr.state.fl.us/Content/special-research-projects/education/CostPerStudentStation.pdf
http://edr.state.fl.us/Content/special-research-projects/education/CostPerStudentStation.pdf


 

  

     

from this definition are items such as interscholastic activity  equipment.  Additionally, textbooks,  

consumable supplies and noncapitalized science and vocational lab supplies are excluded from  

this definition.  

A key distinction between built-in equipment and furniture and equipment is that  furniture and  

equipment are noncapitalized assets,  whereas the fixed equipment requires installation  and can be 

depreciated with  the facility’s value.  

Prior to the 2019 statutory change, the two cost categories below were included in the cost per student 

station:  

Legal and Administrative 

This refers to all legal and administrative fees paid to private attorneys, governmental agencies,  

and other professionals who are not architects or engineers, for services rendered.  

Site Improvement Cost 

This refers to the work that must be performed on a site from five feet away from the building to  

the site boundary.   This includes the amount of money  spent to  finish grading, draining, seeding, 

planting and preparing the site for use after the building has been constructed.  Site improvement  

also refers to the cost of electrical  transformers, sewer lift stations, and water, gas and electric 

lines from five feet away from the school facility to the source of the utility at the site boundary.  

In accordance with s.  1013.64(6)(b)2,  F.S.,  school districts shall maintain accurate documentation related  

to  the costs of all new construction  of educational plant space reported to  DOE.   This data has been  

collected since 2006.  

General Law Amendments Affecting Student Station Costs 
Section 23  of chapter 2019-23, L.O.F.,  eliminated site improvements and legal and administrative fees 

associated  with construction  previously  attributed  to the cost per student  station. Other historic  

legislation  that affected student station costs is  shown in Appendix A.  

Section II:   Data  
The data used for this report are gathered from  three  key  sources:  (1)  the cost of construction data for 
new schools, replacement schools, school additions and remodeled schools from  Form FCO  564PS, 
collected by DOE’s fixed  capital outlay (FCO) office  (Appendix B);  (2)  data from  RSMeans,  a cost estimating  
tool used for construction  projects; and  (3) data from  the NEEC, which  is typically held three times a year 
and used for  the state budget and planning process, as provided  in  s. 216.136, F.S.  
 
Source 1  –   DOE Cost of Construction Reports  
DOE’s FCO Office uses Form  FCO  564PS to collect data annually  from school districts statewide regarding  
school construction  data by project.  The following data  are  collected:  

  Number of Student Stations 

  Number of Teacher Stations 

  Net Square Feet 

  Gross Square Feet 

  Number of New Classrooms by Grade Level 



• Cost data 
o Included in the Cost per Student Station 

 Architectural and engineering fees 
 Building contract cost 
 Furniture and equipment 

o Not Included in the Cost per Student Station 
 Site improvement cost (incidental to construction) 
 Legal and administrative costs 
 Cost to make as a hurricane shelter and/or hurricane hardened 
 Cost to purchase site 
 Cost to make public utilities available at site 
 Cost to correct site drainage and/or construct a retention area 
 Cost to make public roads accessible 
 Cost to make site free of environmental problems 

• Amount of Funds by Fund Source 

 

 

 
Table 2 summarizes the annual state average student station costs reported by Florida school districts 
from 2009 through 2018 using standards from 2008 through 2018. The source data can be found at: 
http://www.fldoe.org/finance/fco/cost-of-construction/public-schools.stml. 

Table 2-Cost per Student Station (pre-2019 statute definition change) 
- 
 
 

Year 

Elementary Schools Middle Schools High Schools 

Average Facility 
Cost / Student 

Station * 

Average Contract 
Cost/Student 

Station 

Average Contract 
Cost/Square Foot 

Average Facility 
Cost / Student 

Station * 

Average Contract
Cost/Student 

Station 

 Average Contract 
Cost/Square Foot 

Average Facility 
Cost / Student 

Station * 

Average Contract 
Cost/Student 

Station 

Average Contract 
Cost/Square Foot 

2009 $ 22,172 $ 14,772 $ 157.06 $ 23,022 $ 18,192 $ 186.12 $ 25,125 $ 20,379 $ 179.11 
2010 $ 23,995 $ 18,533 $ 145.92 $ - $ - $ - $ 30,506 $ 23,694 $ 203.82 
2011 $ 22,069 $ 16,306 $ 139.97 $ 23,715 $ 19,938 $ 150.39 $ 18,790 $ 16,219 $ 144.34 
2012 $ 18,653 $ 15,178 $ 119.90 $ 20,526 $ 17,338 $ 150.43 $ - $ - $ - 
2013 $ 16,810 $ 13,811 $ 125.16 $ - $ - $ - $ - $ - $ - 
2014 $ - $ - $ - $ - $ - $ - $ - $ - $ - 
2015 $ 16,349 $ 12,346 $ 134.50 $ - $ - $ - $ - $ - $ - 
2016 $ 19,277 $ 15,054 $ 151.35 $ - $ - $ - $ - $ - $ - 
2017 $ 25,308 $ 19,655 $ 162.16 $ 21,825 $ 17,102 $ 140.99 $ 24,998 $ 18,812 $ 165.69 
2018 $ 29,925 $ 25,461 $ 218.51 $ 28,048 $ 2,030 $ 184.73 $ 28,084 $ 21,255 $ 193.12 

* Average includes: Legal and Administrative Costs, Architect/Engineering Fees, Site Improvement Costs, Building Contract Costs and Furniture and Equipment. 
Note: Figures are based on new schools constructed using the traditional Design-Bid-Build project delivery method. 

 

Table 3 provides the state average annual cost per student station using standards for 2009 through 2018, 
as reported by school districts, and adjusted to not include site improvement costs and legal and 
administrative costs. 

http://www.fldoe.org/finance/fco/cost-of-construction/public-schools.stml


Table 3-Adjusted Cost per Student Station (post-2019 statute definition change) 
- 
 
 

Year 

Elementary Schools Middle Schools High Schools 

Average Facility 
Cost / Student 

Station * 

Average Contract
Cost/Student 

Station (d) 

 Average Contract 
Cost/Square Foot 

Average Facility 
Cost / Student 

Station * 

Average Contract 
Cost/Student 

Station 

Average Contract 
Cost/Square Foot 

Average Facility 
Cost / Student 

Station * 

Average Contract 
Cost/Student 

Station 

Average Contract 
Cost/Square Foot 

2009 $ 20,687 $ 14,772 $ 157.06 $ 21,272 $ 18,192 $ 186.12 $ 23,193 $ 20,379 $ 179.11 
2010 $ 21,603 $ 18,533 $ 145.92 $ - $ - $ - $ 26,925 $ 23,694 $ 203.82 
2011 $ 19,802 $ 16,306 $ 139.97 $ 23,040 $ 19,938 $ 150.39 $ 18,661 $ 16,219 $ 144.34 
2012 $ 17,754 $ 15,178 $ 119.90 $ 19,265 $ 17,338 $ 150.43 $ - $ - $ - 
2013 $ 16,112 $ 13,811 $ 125.16 $ - $ - $ - $ - $ - $ - 
2014 $ - $ - $ - $ - $ - $ - $ - $ - $ - 
2015 $ 14,774 $ 12,346 $ 134.50 $ - $ - $ - $ - $ - $ - 
2016 $ 17,703 $ 15,054 $ 151.35 $ - $ - $ - $ - $ - $ - 
2017 $ 23,104 $ 19,655 $ 162.16 $ 20,027 $ 17,102 $ 140.99 $ 21,816 $ 18,812 $ 165.69 
2018 $ 28,925 $ 25,461 $ 218.51 $ 23,426 $ 2,030 $ 184.73 $ 25,091 $ 21,255 $ 193.12 

 

* Average includes: Architect/Engineering Fees, Building Contract Costs and Furniture and Equipment. 
 

Note: Figur
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An analysis of historic data indicated that site improvement costs and legal and administrative costs 
accounted for 7.85 percent of costs at the elementary school-level, 9.37 percent of costs at the middle 
school-level and 9.92 percent of costs at the high school-level. Because the cost per student station 
historically included legal and administrative costs and site improvement costs, to compare such costs to 
the new DOE prototypes, cost per student station levels were adjusted to exclude these costs, as shown in 
Table 4. 

Table 4-Adjustment of Current Statutory Cost per Student Station to Exclude 
Administrative and Legal and Site Improvement Costs 

January 2019 Costs 
 

- Elementary School 
Student Station 

Cost 

Middle School 
Student Station Cost 

High School 
Student Station 

Cost 
Current Statute $ 22,760 $ 24,578 $ 31,925 

Legal and Administrative Costs 0.93% 0.16% 0.30% 
Site Improvement Costs 6.92% 9.21% 9.62% 

Current Statute (Less Legal and Administrative and 
Site Improvement Costs) 

$ 20,973 $ 22,275 $ 28,758 

DOE’s collected cost of construction reports indicate that, on average, about 84.5 percent of the total 
facility costs were construction, 7 percent were architectural and engineering fees and 8.5 percent were 
furniture and equipment, after the administrative and legal and site improvement costs were removed. 

Source 2 – RSMeans Construction Cost Estimates 
RSMeans data, produced by the Gordian Group, is one of North America’s leading sources of construction 
cost information used by owners, developers, architects, engineers and contractors to build competitive 
cost estimates and control construction costs. DOE used costs from the RSMeans 40th Edition, Annual 
2019, primarily from the Assemblies Section. EDR used data and building models from the online version 
of RSMeans, the RSMeans Online Square Foot Estimator. The data in RSMeans is collected nationally and 
updated online quarterly. For this report, the January 2019 costs were used to build the school models. In 
addition, the January 2019 release of the RSMeans Construction Cost Indexes book was used for the 
national 30-city average construction cost index (not limited to school construction) and the indices for six 



Florida cities. The national and Florida indices were used to develop a Florida-specific index and a ratio of 
national to Florida construction costs. 

Source 3 – National Economic Estimating Conference 
The NEEC adopts a consensus forecast for key economic variables. Currently, the CPI forecast from the 
NEEC is used to adjust the statutory cost per student station. This report evaluates a number of 
construction price indices to use as an alternative to the CPI for forecasting price changes over time 
affecting the student station cost. 

 

Section III: Methodology 
Method 1 
EDR used the web-based RSMeans Online (www.rsmeansonline.com) standard national models in its 2017 
report. The standard models, representing typical national building practices, were slightly modified to 
include only SREF-compliant building frames (excluding wood materials). EDR used the following 
assumptions shown in Table 5 for school models in the 2017 report and applied the same assumptions for 
the update within this report. 

Table 5-EDR Assumptions for School Construction Models 
 

School Type Building Size 
(SF) Stories Perimeter 

(L.F.) 
Student 
Stations 

Elementary 74,000 1 2,100 800 
Middle 135,000 2-3 2,140 1,300 
High 200,000 2-3 3,120 2,000 

 

 
EDR updated the costs of the models with SREF-compliant building frames, as developed in its 2017 
report. EDR included architectural costs in this update, but these costs were excluded in 2017. Table 6 
shows the average construction cost per square foot of six building models for each type of school, as well 
as the minimum and the maximum costs of these six models. The costs were adjusted from national to 
Florida costs by a factor of 0.84, signifying that construction costs in Florida are 84 percent of national 
construction costs or 16 percent lower than national construction costs. 

http://www.rsmeansonline.com/


Table 6-EDR Configuration 
Florida New School Construction Cost Estimates, 

INCLUDING Architectural Costs 
(Florida SREF-Compliant Structure Types Only) 2019 

($/square foot) 
 

School Type 
RSMeans Models 

6-Model 
Average Lowest Cost Highest Cost 

Elementary 139.43 122.05 170.90 
Middle 144.61 129.22 170.09 
High 159.70 140.33 191.14 

Source: RSMeans, RSMeans Online, Square Foot Models, Building Construction Cost Data, 
January 2019. Copyright RSMeans LLC, Rockland, MA 781-422-5000; All rights reserved. 

Includes a Florida average adjustment factor of 0.84, calculated by EDR. 

Standard model building exterior walls were substituted for wall types that exclude all wood 
material to comply with SREF. 

 
 

Table 7 shows the conversion of the average costs per square foot, estimated by EDR, to a cost per 
student station. Since the standard RSMeans models only include some furniture that is permanently 
affixed to the building, EDR added 8.5 percent to the cost to align it with the statutory definition of cost 
per student station. EDR then used its assumptions for school size and student stations to calculate a cost 
per student station by type of school. 

 

Table 7-Florida New School Construction Cost Estimates, 
Including Architectural Costs 

(Florida SREF-Compliant Structure Types Only) 2019 

School Type 
RS Means Models 

Elementary Middle High 

RSMeans cost per square foot 139.43 144.61 159.70 

Adjustment for furniture and equipment (8.5%) 151.28 156.90 173.27 

School Size in square feet 74,000 135,000 200,000 

Total cost of a school 11,194,692 21,181,631 34,654,250 

Student Stations (EDR assumptions) 800 1,300 2,000 

Cost per Student Station 13,993 16,294 17,327 
 
 

Local building code enhancements will be an additional cost to districts because the facilities may need 
additional structural considerations for wind loading, even if they are not designated hurricane shelters. 

Method 2 
DOE and EDR elected to use RSMeans to develop cost estimates by type of school. As a starting point, 
EDR produced 15 versions of the standard models for each school type (elementary, middle, and high) – 
six standard models, three standard models with an alternate SREF compliant building frame, and six 
green models, for a total of 45 versions. DOE reviewed these models to determine which would most 
closely match Florida’s building code, SREF and typical district building practices. This review enabled DOE 
to select one model for each school type as a starting point. The online software system allows for 



component swapping, such that DOE was able to customize and substitute components to design the 
most optimal school models that reflect Florida’s Building Code, SREF and district building conventions. 

Tables 8 and 9 display the historical average and median square footages of new facilities completed by 
year and type of school, based on DOE’s Cost of Construction reports. The average and median square 
footages exclude one school considered by DOE to be a small, specialty school. 

 
 

Table 8-Average Sizes of New Public Schools (Not including covered Walks or Play Areas) 
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Elementary 114,978 18  110,663  6 99,237 4 107,551 5 102,387 5 79,980  3  103,226  4 100,209  4  105,142  3 106,718 52 
Middle 155,362  4 148,640 2 166,889 2 177,054  3  185,960  1 164,136 12 
High 244,104  7 326,130  4 133,777 6 289,409  2  344,553  1 236,964 20 

 
 

Table 9-Median Sizes of New Public Schools (Not including covered Walks or Play Areas) 
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Elementary 114,721 18  114,184  6 98,604 4 111,422 5 106,569 5 80,481  3 93,104  4 100,517  4  109,308  3 106,214 52 
Middle 159,557  4 148,640 2 166,889 2 180,396  3  185,960  1 166,889 12 

High 232,684  7 319,278  4 130,680 6 289,409  2  344,553  1 238,633 20 

 
 

DOE used the Cost of Construction Reports to establish basic assumptions regarding the size of schools 
and how large districts tend to build typical school facilities. Each model was constructed to resemble an 
average school for elementary, middle and high schools as shown in Table 10. 

Table 10-Typical Facility Parameters 
 

 
School Type 

OEF Assumptions 

Building 
Size (SF) 

Students 
(Estimate) 

 
Stories Perimeter 

(L.F.) 

Elementary 110,000 900 1 3,200 

Middle 170,000 1,250 1 4,945 

High 240,000 1,500 2 3,500 

 
 

Based on SREF and the provided data, a typical elementary school would be expected to be one story and 
110,000 gross square feet (GSF) and house 900 students. Middle schools and high schools could be multi- 
story facilities to minimize construction costs, facility operations and site development costs; however, six 
of the last 10 middle schools built in Florida from 2007 to 2018 have been single story, and modeling for 



 

                                                           

this report is based on a single-story  middle school model.   A typical  middle  school would  be  expected  to  

be 170,000  GSF  and house 1,250 students.  Middle schools  differ from elementary schools because they  

have  more  specialized areas,  such as science labs and  a gymnasium.  A typical high school would  be  

expected to be 240,000  GSF  and house 1,500 students.  High schools further differ from  middle and  

elementary schools because they  contain  even more specialized  space,  with more robust science labs and  

performance venues.  Although there will be variation among  districts,  Table 10  above shows  the  average 

parameters of a  typical  Florida  school.  

DOE Modeling 
Florida school construction  is guided by three major authorities.   The Florida Building Code governs all  

construction in the state and is administered by the Florida Building Commission at the Florida 

Department of Business and Professional Regulation.6   Another regulatory authority  for construction is the  

Florida Fire  Prevention Code, which is administered by the Division  of State Fire  Marshal, Florida 

Department of Financial Services.  7   The third major authority  governing  school construction  in  the state  is 

SREF, which is maintained by DOE.8   The  requirements  of the three authorities  tend to increase the cost of 

construction in the state relative to national averages.  

DOE reviewed materials and quantity specifications for 45 standard  RSMeans  models provided by EDR.  

These  standard RSMeans models reflect typical national building practices by type of school (e.g., building  

frame, school  size, interior  components). RSMeans bases these models on actual  construction practices 

and costs collected nationwide, combined with RSMeans engineering expertise.  After review, DOE  

determined that the  standard  models currently did not precisely  reflect Florida’s most recent school 

construction practices.  Therefore, DOE  customized the models  using both district conventions and DOE’s 

licensed architectural and  engineering expertise regarding Florida school facility  construction.  In addition,  

DOE’s Office of Educational Facilities  ensured that the  models met Florida’s building code,  SREF and  

accommodated  Florida’s  class size limits.  Appendix C illustrates the RSMeans model developed for a 

typical  elementary school in Florida, while Appendix D shows the  RSMeans  model  crafted for a typical  

middle school in Florida.   Appendix E  displays the RSMeans model fashioned for a typical high school in  

Florida.  

In choosing the components for the model schools, DOE attempted  to balance upfront costs, maintenance 

costs, durability  and longevity.   Generally,  low upfront costs require  higher maintenance and upkeep 

costs, while high upfront costs equate to lower maintenance and upkeep costs.   While building the 

RSMeans models,  DOE looked at typical specifications submitted by districts to develop a balanced 

approach.  

All components  in Appendices C-E were selected  with  a 50-year lifecycle, consistent with s. 1013.64, F.S. 

For example, rigid structural metal selected  for the school models provided  a lower upfront cost than  

concrete,  with minimal maintenance costs when protected from the elements.  Furthermore, in  the  

selection  of the envelope of  the building, the DOE  model  considered both wind-loading and maintenance.   

In accordance with  the  Florida Building Code, specific wind-load requirements are based on geographic 

location and building type,  which influenced the selection of material and design  of the  models selected.   

6  See https://www.floridabuilding.org/c/default.aspx  
7  See https://www.myfloridacfo.com/Division/SFM/BFP/FloridaFirePreventionCodePage.htm  
8  See http://www.fldoe.org/finance/edual-facilities/sref/  

http://www.fldoe.org/finance/edual-facilities/sref
https://www.myfloridacfo.com/Division/SFM/BFP/FloridaFirePreventionCodePage.htm
https://www.floridabuilding.org/c/default.aspx


The models were not built to meet public shelter or hurricane hardening requirements since these costs 
are outside of the student station costs.9 

Also considering the lifecycle costs, brick veneer was selected as the exterior finish due to its minimal 
maintenance costs and wide availability in Florida. Brick has a further advantage as a material because of 
its inherent protection from windborne debris. Though concrete masonry units (CMU) also provide 
protection from windborne debris, maintenance costs are much higher, as district operational staff must 
paint or seal surfaces to prevent moisture from permeating the porous faces. Metal roofing, fascia and 
soffits were also selected for each model, as the metal surfaces provide the most maintenance-free 
system, longest life span and protection in high-wind areas around the state. 

For the interior of the model schools, CMU corridor walls were chosen over light gauge metal studs and 
gypsum board face for the corridor walls along classrooms. Although a higher upfront cost, the benefits of 
reduced maintenance due to increased durability, noise transfer baffling between halls and rooms, and 
increased wall strength for security purposes, outweigh the higher upfront costs. 

Finish materials selected were standard vinyl composition tiles in corridors and public areas, with carpet in 
classrooms and offices for reduced noise. Ceramic tile was proposed for group restroom floors and walls 
because of durability and the ease of cleaning. Standard materials were selected in ceilings, mechanical 
systems, electrical and plumbing. 

DOE and EDR chose to develop the three models addressed above using national construction costs. 
Following the methodology in EDR’s 2017 report, the national costs per square foot estimates were 
adjusted to Florida-specific construction cost levels shown below in Table 11 by developing an average of 
RSMeans’ six-city Florida cost indices. 

Table 11-Regional Cost Factors for Florida 

RSMeans 2019 Construction Cost Index for Six Florida Cities 
 

 
Year Ft. Lauderdale Jacksonville Miami Orlando Tallahassee Tampa Florida Average 

2019 84.2% 83.4% 83.7% 84.7% 83.7% 84.5% 84.0% 

 
 
 

Using RSMeans’ January 2019 costs and DOE’s assumptions shown in Table 10, DOE estimated costs per 
square foot by type of school. These costs were then adjusted by a factor of 0.84 to reflect the lower 
construction costs in Florida relative to the national average. Since RSMeans only includes capitalized 
fixed furniture and equipment, the costs were increased by 8.5 percent to include noncapitalized furniture 
and equipment necessary for the building’s operation (e.g., books, desks). Table 12 displays the resulting 
cost per student station. 

 
 
 
 
 
 
 

9 See https://www.flrules.org/ 

http:https://www.flrules.org


Table 12-DOE Model Results 
 
 
 

N/A N/A Elementary Schools Middle Schools High Schools 

Gross Square Feet 110,000 170,000 240,000 
Students 900 1,250 1,500 

RSMeans Cost Per Square Foot*  $ 208.55 $ 202.09 $ 213.56 
RS Means Florida Factor 84% $ 175.18 $ 169.76 $ 179.39 
Furniture Fixtures and Equipment 8.5% $ 190.07 $ 184.18 $ 194.64 

 
Total Modeled School Cost 

  
$ 20,907,971.70 

 
$ 31,311,420.42 

 
$ 46,713,260.16 

Conversion to Cost per Student Station  $ 23,231.08 $ 25,049.14 $ 31,142.17 
 

*As shown in Appendices C, D, and E 
 

The new DOE model baseline cost per student station is slightly higher for elementary, middle and high 
schools (11 percent, 12 percent and 8 percent, respectively) compared to the 2006 statutory baseline 
adjusted for 2019 law changes, as shown in Table 13. 

Table 13-Florida Student Station Costs as of January 2019 
 

N/A Cost of 
Elementary 

School Student 
Station 

Cost of Middle 
School Student 

Station 

Cost of High School 
Student Station 

Current Statute (less administrative and legal and 
site improvement costs) 

$ 20,973 $ 22,275 $ 28,758 

New DOE Prototypes $ 23,231 $ 25,049 $ 31,142 
New DOE prototypes, percentage of the current 
statute 

 

111% 112% 108% 

    

 
Cost Comparisons of Method 1 and Method 2 
Chart 1 on the following page was updated from EDR’s 2017 report to include DOE cost of construction 
reports through 2018 and Dodge data through October 2019. The RSMeans data was increased by 8.5 
percent to include furniture and equipment costs in 2019 and was back-cast using the RSMeans historical 
index, following the 2017 report methodology. 

The cost of construction reported by DOE was lagged by two years to make it comparable to the reporting 
convention used by Dodge which is a data and analytics index that uses national regional and local data to 
provide construction costs forecasts. For example, data reported to DOE as completed in 2010 was 
shifted back two years to be shown as year 2008 in the chart. Dodge reports data at the time of contract 
signing, while DOE reports the data as of the year of completion. Since the approximate time from the 
contract signing to completion is assumed to take two years, DOE’s reports were adjusted so both sources 
reflected a similar set of schools. In the process of lagging DOE’s data, no inflationary adjustment was 
made to account for the differences in prices over time. 

The updated chart shows an increasing divergence between private school and public school construction 
costs seen in the Dodge data. The back-cast RSMeans average construction cost tracks Dodge public 
school costs from 2009 to 2013; however, since 2013, it aligns more closely with the Dodge private school 



 

 

 

 

 

construction  cost. Assuming that both public and private schools comply with the Florida Building Code, 

the divergence in costs may  be due to other reasons, such as SREF and  other factors.   For example,  the 

Florida Building Code considers public schools either Type III or IV buildings, while private schools are 

typically Type II buildings  (the higher the number,  the higher the building standard and cost).  

Chart 1-Florida  New K-12 School Average  Construction Cost by Owner  Type  

Several differences  exist  between  the new  DOE models and  the EDR models.   As discussed above, the new  

DOE models were built to  meet SREF and the Florida Building Code requirements for public schools, while 

the EDR models reflect typical building practices nationally.   Due to the varying requirements, the new 

DOE models excluded all wood  components throughout the building,  while the EDR models excluded 

wood materials from the exterior building frame.   Furthermore, the new DOE models included a higher 

electrical and plumbing capacity  than the standard RSMeans models used by EDR.   DOE’s review  of the 

RSMeans standard  models determined that the latter did not provide  adequate  service in accordance with  

the National Electrical Code and best practices for  Florida school districts (for plumbing).   Additionally, the 

DOE model uses a 3,000 psi soil bearing pressure, as required by the Florida Building Code,  whereas  the  

RSMeans standard  model is based on a soil bearing pressure of 6,000 psi. The new DOE models also  

included additional windows to comply with s. 1013.44, F.S.,  which requires more windows than  included 

in  the standard  RSMeans  models.   Further  model differences are shown  in  Table 14.  

 



Table 14-RSMeans Model Comparison 
 

 Standard RSMeans Online Model DOE RSMeans Model Reason for the Change 
Wood Excluded from the exterior building 

frame 
Excluded from the entire school SREF does not permit wood 

Electrical Service 2000 Amp Service 6000 Amp Service National Electric Code 
Generator Included Excluded Not required unless the school is a 

shelter 
Plumbing Standard Allocation Additional Restrooms Class Size Amendment 
Windows Standard Allocation Additional Windows s. 1013.44, F.S. 
Classroom Cabinetry Not Specified in the Model Included District Best Practices 
Autitorum Seating Not Specified in the Model Included Florida Building Code 
Increased Gymansium Seating 15 Row Component 30 Row Component SREF 
Library Carrels and Shelving Not Specified in the Model Included SREF 
Window Blinds Not Specified in the Model Included SREF 
Stage Curtains Not Specified in the Model Included Florida Fire Prevention Code 
Stage Lighting Not Specified in the Model Included Florida Building Code 
Kitchen Walk-in Coolers Not Specified in the Model Included Needed for both cold and frozen 

food storage 
Kitchen Fire Suppression System Not Specified in the Model Included Florida Fire Prevention Code 
Corridor Walls Gypsum CMU and related foundation Added safety and lifecycle 
Structural Foundation 6,000 psi national average soil 

bearing pressure design 
3,000 psi Florida specific soil 
bearing pressure design 

Florida Building Code 

 
Construction Index Options 
Currently, the CPI is used to forecast the cost per student station by month. There are more appropriate 
indices to measure changes in construction costs. EDR recommends using a forecast of national general 
construction costs similar to the forecasts adopted by the NEEC. A forecast period of 10 years is 
recommended in order to accommodate long-range facilities planning. 

EDR develops a wide range of economic forecasts as part of the estimating conference process. In this 
regard, EDR has access to multiple price change forecasts for different sectors of the economy. However, 
these forecasts are all national, and Florida-specific forecasts are currently not available. Historical 
construction costs from RSMeans for the United States and Florida exhibit similar growth patterns. In the 
absence of Florida-specific forecasts for construction cost growth rates, national growth rates appear to 
be acceptable proxies at present, shown in Chart 2 on the following page. 



 

 

 

 

                                                           

Chart 2-RSMeans 30-City  National  Index and Florida  6-City Average Annual Percentage Change  

To develop the graph  in Chart 3, EDR used the available history and forecasts for  several national indices  

from 2000 to  2029 adopted by the  NEEC  held in July 2019.  The indices labeled “IHS” are developed by a 

forecaster currently used by the state of Florida as part of the national economic estimating conference 

process.   The historical data for these indices are based on data from  the U.S.  Department of Commerce,  

Bureau of Economic Analysis (BEA) and  are used in the computation  of Gross Domestic Product in the  

National Income and  Product Accounts.  Currently, these are chained price indices with a base year of  

2012.  BEA, in turn, uses as inputs the respective Producer Price Indices for private or government  fixed 

investment produced by the U.S.  Department of Labor,  Bureau  of Labor Statistics.   

From the available alternatives, EDR narrowed  the list to  the following: (1) Core construction index, 

measuring general price changes in both private and public construction; (2) State and local government 

investment in K-12 educational buildings that specifically  measures price changes in public school 

construction; (3) Private nonresidential construction index, which EDR uses as a proxy for private school 

construction  price changes, although  only 20 percent  of the index represents school construction; and  (4)  

Gross Domestic Product (GDP) deflator for state and local government consumption.  For comparison, EDR  

plots two indices from RSMeans.   The RSMeans indices are only historical,  and no  forecast is provided by  

the vendor.10   EDR also includes the CPI, which is currently used to index  the  cost per student station.  The 

indices shown in the  following  chart are all  made equal to  100 in 2000 and grown by their respective 

growth rates.  

10  In forecasting “option 2,” EDR presents its own forecast of one of  RSMeans indices.  



 

 

 

 

 

Chart 3-National  Price  Indices, Historical and Forecasts Rebased to  Year 2000=100  

Over the past 19  years, the CPI has had  one of  the slowest growth rates, and  the State  and Local 

Government Investment in Educational Buildings K-12 has had the fastest growth rate  since 2007.  The  

actual growth rates are shown in the following chart.  The growth in the “price”  of government 

investment in K-12 educational facilities might be due not only to external market factors, such as the 

price of construction  materials (exogenous to the system  of school construction), but also due to  

endogenous factors, such as changing school or community wants/wishes, responses to litigation, and  

changes in the structural requirements for facilities (public shelters,  class size, safety, hygiene, air quality, 

energy  efficiency, etc.).  

In other words, the price changes reflect not only the change in price of an identical “basket”  of school 

construction  materials,  but also  significant changes in the relative importance of the components in the  

“basket” or overall new components.  EDR is unable to determine to  what extent the growth in the “price” 

of government investment  in K-12 educational buildings is due to  exogenous versus  endogenous factors.   

Even though the investment in K-12  educational buildings index is national, U.S. Government 

Accountability Office and National Center for Education Statistics reports indicate  that all of the above-

referenced drivers have been affecting school construction nationally.   

The annual  historical and forecast growth rates for the indices  graphed in Chart 3 are displayed in the 

following  Chart  4.  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Chart 4-National  Price  Indices, Growth  Rates, Historical and Forecasts  

[INTENTIONALLY LEFT BLANK]
 
  



Table 15 provides historical and forecast growth rates for the indices listed in Charts 3 and 4. 

Table 15-Index Comparison 
 

Year IHS CPI IHS Core 
Construction 
(Private and 
Government) 

IHS State and Local 
Government 
Investment in 
Education Buildings 
(K-12) 

IHS Private 
Nonresidential 
Construction (20% 
Schools) 

IHS GDP Deflator for
State and Local 
Government 
Consumption 

 RSMeans Historical 
Index - National 

RSMeans Historical 
Index - FL Average 

2000 3.4% 4.3% 4.1% 5.4% 4.8% 2.8% 1.0% 
2001 2.8% 4.0% 3.7% 4.8% 3.4% 3.5% 2.0% 
2002 1.6% 2.8% 3.1% 1.1% 2.2% 2.9% 2.8% 
2003 2.3% 3.6% 2.3% 2.0% 3.2% 2.6% 1.4% 
2004 2.7% 6.9% 5.4% 5.6% 4.6% 8.9% 5.4% 
2005 3.4% 8.3% 7.9% 7.8% 5.6% 5.5% 10.2% 
2006 3.2% 7.6% 6.4% 7.5% 5.0% 6.9% 7.0% 
2007 2.9% 4.7% 10.0% 5.9% 5.4% 4.6% 9.7% 
2008 3.8% 2.7% 4.6% 2.4% 5.0% 6.5% 2.7% 
2009 -0.3% -0.1% 6.8% -2.2% -0.6% -0.2% 7.1% 
2010 1.6% -0.5% -0.4% -3.1% 2.8% 1.9% 0.5% 
2011 3.1% 2.6% 2.9% 2.2% 3.2% 4.2% 2.4% 
2012 2.1% 2.8% 3.4% 3.2% 2.3% 1.8% 4.0% 
2013 1.5% 2.8% 1.6% 3.2% 3.3% 3.4% 1.3% 
2014 1.6% 3.7% 3.4% 4.8% 2.3% 1.8% 1.6% 
2015 0.1% 2.3% 1.9% 2.6% 0.1% 0.6% 0.8% 
2016 1.3% 2.2% 0.8% 4.7% 0.2% 0.7% 0.9% 
2017 2.1% 3.3% 2.1% 6.2% 3.0% 0.8% -1.9% 
2018 2.4% 4.4% 4.0% 7.3% 3.5% 4.0% 3.6% 
2019 1.9% 3.6% 2.6% 3.7% 1.8% 5.5% 6.7% 

FORECAST 
2020 1.9% 3.6% 2.6% 3.7% 1.8%   

2021 2.2% 3.3% 2.0% 2.6% 2.8%   

2022 2.2% 3.5% 2.1% 4.5% 3.1%   

2023 2.2% 3.4% 2.3% 3.9% 3.3%   

2024 2.2% 3.2% 2.3% 3.3% 3.3%   

2025 2.2% 3.0% 2.3% 2.6% 3.3%   

2026 2.2% 2.8% 2.3% 1.9% 3.4%   

2027 2.2% 2.7% 2.3% 1.7% 3.4%   

2028 2.2% 2.8% 2.3% 2.0% 3.4%   

2029 2.3% 2.7% 2.3% 2.1% 3.4%   

Sources: HIS Markit, July 2019, RSMeans Historical Construction Cost Inexes, January 2019. Copyright RSMeans LLC, Rockland MA 781-422-5000; All rights reserved 
 

EDR sees the goal of forecasting the cost per square foot as an attempt to account for changes in 
exogenous factors only. In addition, EDR assumes that a construction-focused index, rather than a general 
consumer driven price index, would better forecast expected changes in the future. Based on these 
criteria, as recommended in EDR’s 2017 report, EDR believes that the best index with a readily available 
10-year forecast would be the IHS Markit’s Core Construction index, which measures broad price changes 
in the entire construction industry, including producer prices charged to private buyers. 

Applying the Core Construction Index to the Florida average cost per square foot produces the following 
10-year forecast. Using this forecast implies that the cost per square foot will increase by 3.3 percent each 
year (compound annual growth rate) from 2019 to 2023 and by 2.8 percent each year (compound annual 
growth rate) from 2023 to 2029. This means that the cost per square foot will increase by 14 percent 
from 2019 to 2023 and by 34 percent (3 percent compound annual growth rate) from 2019 to 2029. EDR’s 
forecast also assumes that the relative costs among elementary, middle, and high schools will remain the 
same over the forecast period. However, any regulatory changes in the requirements for the three types 
of schools may render both the base year cost estimate and the relative prices among the school types 
obsolete. 



Table 16-IHS Markit Core Construction Projected Index 
Note: Starting Costs per square foot in 2019 include architectural costs. 

 
 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 
IHS Markit 
Core Construction Index 

 
124.39 

 
128.5 

 
133 

 
137.48 

 
141.82 

 
146.01 

 
150.1 

 
154.19 

 
158.48 

 
162.81 

 
167.1 

Annual Percentage Change  3.30% 3.50% 3.40% 3.20% 3.00% 2.80% 2.70% 2.80% 2.70% 2.60% 

Source: IHS Markit, July 2019. 
 
 

The Charts 5, 6 and 7 on the following pages indicate the cost per student station variance for elementary, 
middle and high schools depending on indexing methodology. 

 
Chart 5- Cost per Student Station Projected Growth-Elementary School 

 



 

 
 

 

 
 

Chart 6-Cost per Student Station  Projected  Growth-Middle School  

Chart 7-Cost per Student Station  Projected  Growth-High School  



Indexing methodology for the IHS Core Construction Index is provided in Table 17. 
 

Table 17-IHS Core Construction Index – Fiscal Year Average (Unrounded) 
 

 
 

Year 

 
IHS Core Construction 
Index 

 
Annual Percent 
Change 

 
Indexed to 
2006=100 

Student Station 
Factors based on 
Index 2006=100 

 
Indexed to 
2019=100 

Student Station 
Factors based on 
Index 2019=100 

2000 63.0 4.1% 73.3 0.733 51.4 0.514 
2001 65.5 4.0% 76.2 0.762 53.5 0.535 
2002 67.9 3.7% 79.1 0.791 55.5 0.555 
2003 70.0 3.0% 81.5 0.815 57.2 0.572 
2004 73.0 4.2% 84.9 0.849 59.6 0.596 
2005 79.2 8.6% 92.2 0.922 64.7 0.647 
2006 85.9 8.4% 100.0 1.000 70.2 0.702 
2007 91.1 6.1% 106.1 1.061 74.4 0.744 
2008 94.0 3.2% 109.4 1.094 76.8 0.768 
2009 96.4 2.5% 112.2 1.122 78.8 0.788 
2010 94.2 -2.3% 109.7 1.097 77.0 0.770 
2011 95.8 1.7% 111.5 1.115 78.2 0.782 
2012 98.8 3.2% 115.0 1.150 80.7 0.807 
2013 101.2 2.4% 117.8 1.178 82.7 0.827 
2014 104.8 3.5% 122.0 1.220 85.6 0.856 
2015 107.9 3.0% 125.7 1.257 88.2 0.882 
2016 110.1 2.0% 128.1 1.281 89.9 0.899 
2017 113.1 2.8% 131.7 1.317 92.4 0.924 
2018 117.4 3.8% 136.7 1.367 95.9 0.959 
2019 122.4 4.3% 142.5 1.425 100.0 1.000 
2020 126.5 3.3% 147.2 1.472 103.3 1.033 
2021 130.7 3.3% 152.1 1.521 106.8 1.068 
2022 135.3 3.5% 157.5 1.575 110.5 1.105 
2023 139.7 3.2% 162.6 1.626 114.1 1.141 
2024 143.9 3.1% 167.6 1.676 117.6 1.176 
2025 148.1 2.9% 172.4 1.724 121.0 1.210 
2026 152.1 2.7% 177.1 1.771 124.3 1.243 
2027 156.3 2.8% 182.0 1.820 127.7 1.277 
2028 160.6 2.8% 187.0 1.870 131.3 1.313 
2029 165.0 2.7% 192.1 1.921 134.8 1.348 

Shaded years indicate forecast values. 
 
 

Section IV: Summary and Next Steps 
Average Cost for Student Station by Instruction Level 

The analysis compared four average costs for student station by instructional level. These costs are 
summarized in Table 18. 



Table 18-Comparisons of Average Construction Costs 
 

 2019 Cost Per 
Student Station 

Reported 
Average Cost Per 
Student Station 
from 2006-2019 

Percentage 
Variance 

from Statute 

Unaltered 
RSMeans Average 
Cost per Student 

Station* 

Percentage 
Variance 

from Statute 

DOE RSMeans 
Average Modeled 
Cost Per Student 

Station 

Percentage 
Variance from 

Statute 

Elementary School $ 20,939 $ 23,922 14.25% $ 13,993 -33.17% $ 23,231 10.95% 
Middle School $ 22,267 $ 23,586 5.92% $ 16,294 -26.82% $ 25,049 12.49% 
High School $ 28,733 $ 25,673 -10.65% $ 17,327 -39.70% $ 31,142 8.39% 
* Unaltered RSMeans does not include all SREF Requirements. 

 

Annual Review 

Section 1013.64(6)(b), F.S., instructs DOE and EDR to review annually the average cost for student station 
by instruction level. This may entail a review of DOE’s Cost of Construction Report, DOE customized and 
standard RSMeans models, and cost of school construction activity within the state. 

Construction Index 

If the CPI is to be replaced by the Core Construction Index, EDR recommends that the Core Construction 
Index be expressly adopted by the NEEC. Currently, the index is available in the NEEC database for use in 
the state budgeting and planning process, but it is not expressly discussed at the NEEC. EDR will publish 
the Cost per Student Station and adjustment factors on an annual basis (January 1) in accordance with s. 
1013.64(6)(b), F.S. 

 

Periodic Cost Benchmarking 
Several key components of EDR's overall proposal should be reviewed periodically to ensure they continue 
to reflect market conditions. 

• RSMeans building models. The RSMeans standard and customized building models used by EDR 
and DOE reflect current building practices in 2019; however, building standards change over time 
as new materials and building practices are available. The frequency of review may not be as 
time-sensitive in Florida as elsewhere due to the rigorous regulatory environment that exists here, 
but the review itself is still recommended.11 

• RSMeans Florida price index. A periodic review of the RSMeans city construction cost indices is 
suggested to determine if there is a need to update EDR's approach to the national adjustment or 
a Florida specific cost adjustment. 

• IHS Markit price indices. A periodic review of the selected forecasting price index should be 
performed to ensure it still reflects the intent of EDR's cost adjustment method. 

 
 
 
 
 
 
 
 

11 As discussed previously, new building materials and techniques that appear to gain wide market acceptance nationally may not be used at all in 
Florida due to SREF requirements (further details are available in Appendix F). 



 

 

  

Appendix  A:   Summary of  Relevant Constitutional Provisions and Statutory 

Changes  
Section 3, chapter 97-265, L.O.F., established an incentive program for districts  that fall below the average 

cost adjusted annually by the Marshall and Swift Construction  Cost Index.  

Section 9, chapter 97-384, L.O.F., established student  station maximums for award eligibility for the 

incentive program and amended the annual adjustment to the CPI.  

Section 861,  chapter 2002-387, L.O.F., established provisions relating  to  the construction  cost maximums 

for school district capital projects.  

Section 26, chapter 2003-391, L.O.F., modified provisions relating to the cost per student station.  

Section 9, chapter 2006-27, L.O.F., modified the construction  cost  maximums for  school district capital  

outlay  projects.  

Section 15, chapter 2016-237, L.O.F., required the school districts to  maintain accurate documentation  

relating to student station  costs; required the Auditor General to review such documentation; required  

sanctions for school districts that exceed certain construction cost  maximums; and required the Office of  

Economic and Demographic Research to  conduct a study, in consultation with the  DOE, on cost per  

student station  amounts.  

Section 32, chapter 2017-116, L.O.F., provided an exception  to  the construction  cost maximums, for  

construction projects  with design contracts  executed before July 1, 2017.  

Section 31, chapter 2018-3, L.O.F., provided an exception to the construction cost maximums, for security  

related provisions below 2  percent per student  station.  

Section 23, chapter 2019-23, L.O.F., removed the 2  percent maximum for the  security related provisions  

exception to  the construction cost maximums  and  deleted site improvement and legal and administrative 

costs from the cost per student station.  

 



 

 

Appendix B:  FCO 564 Form
 
  



 

 



  



 

 


 Appendix C:  RSMeans Elementary School Model
 



 

 



 



 



 

Appendix D:   Middle School Model
 
  



 

 



 

 



 



 

Appendix E:   RSMeans High School Model
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	Executive Summary 
	Section 1013.64(6)(b), Florida Statutes (F.S.), requires the Florida Department of Education (DOE) and Florida Legislative Office of Economic and Demographic Research (EDR) to annually review and adjust the cost per student station associated with school construction and to identify an alternative cost index to forecast future construction costs.  This report presents the results of DOE and EDR’s collaboration to fulfill this statutory requirement for 2020-21. 
	DOE and EDR developed model schools using both historical Florida school construction cost data and construction cost estimating software, including data from 2006 through 2018.  The models, which were built to meet the Florida Building Code and State Requirements for Education Facilities (SREF), yielded cost estimates to construct elementary, middle and high schools in Florida.  
	In addition to estimating the present value of construction of typical schools, EDR evaluated various cost indices to use as a replacement for the Consumer Price Index (CPI), which is currently used to forecast construction costs.  EDR based its research and recommendations on its 2017 report, prepared pursuant to section 15 of chapter 2016-273, Laws of Florida (L.O.F.).  EDR believes that the best replacement index with a readily available 10-year forecast is the IHS Markit’s Core Construction index, which
	Since 1997, the state of Florida has used the cost per student station unit of analysis to quantify construction costs related to traditional kindergarten through grade 12 school facilities.  Maximum cost thresholds have been established to ensure equivalency of costs and standards related to construction for Florida’s school population. Periodically, the maximum cost per student station thresholds have been updated, most recently in 2003 and 2006.   
	Section 23 of chapter 2019-23, L.O.F., eliminated legal and administrative costs, as well as site improvement costs, from the factors used to determine the cost per student station.  Four average costs are displayed in this report: (1) the current statutory thresholds; (2) the reported average schools’ construction costs; (3) EDR Modeled Schools using RSMeans online; and (4) DOE Modeled schools using RSMeans 40th Edition, Annual 2019.  A summary of the four costs is shown below. 
	Summary of Average Cost Results     
	Figure
	  
	Scope 
	The 2019 Florida Legislature, in section 23 of chapter 2019-23, L.O.F., tasked DOE and EDR to annually review and adjust the cost per student station associated with school construction and to identify an alternative cost index to forecast future construction costs, as follows: 
	The department, in conjunction with the Office of Economic and Demographic Research, shall review and adjust the cost per student station limits to reflect actual construction costs by January 1, 2020, and annually thereafter. The adjusted cost per student station shall be used by the department for computation of the statewide average costs per student station for each instructional level pursuant to paragraph (d). The department shall also collaborate with the Office of Economic and Demographic Research t
	This report presents the results of DOE and EDR’s collaboration to fulfill this legislative mandate. 
	Section I:  History of Cost per Student Station to Establish Construction Costs 
	The practice of using the student station unit to determine the cost of construction was first adopted by the Florida Legislature in 1997, and the statutory limits were revised in 2003 and 2006.  Section 1013.64(6)(b)1., F.S., requires the thresholds to be adjusted by a cost index so the cost per student station reflects increases or decreases in costs due to inflation over time. DOE, in conjunction with EDR, has maintained the cost thresholds shown in Table 1 below. 
	Table 1-Average Cost per Student Station - Baseline Limitations over Time 
	 
	Figure
	The maximum cost per student station limits were originally set in 1997 at $11,600 for an elementary school, $13,300 for a middle school and $17,600 for a high school.  These costs were based on a five-year statewide average school cost in 1996 and adjusted for inflation to the 1997 cost levels, which were adjusted annually by the CPI.1 The cost per student station was defined to include contract costs, legal and administrative costs, fees of architects and engineers, furniture and equipment, and site impro
	1 Staff Analysis for HB 17-A (Ch. 97-384, L.O.F), December 1997.  
	1 Staff Analysis for HB 17-A (Ch. 97-384, L.O.F), December 1997.  
	2 Id. 
	3 Section 235.216, F.S., 1996 

	Prior to 1997, costs were limited by square foot rather than by student station.  Construction of new educational facilities was capped at a cost per square foot that could not exceed the most recent five-year statewide average square foot total cost, adjusted for inflation, and the most recent Marshall and Swift Construction Cost Index of Florida. 3 Marshall and Swift is an appraisal guide that provides replacement costs and insurable values, while also providing an index of future values.   
	Districts used 1997 baseline limits until the Florida Legislature established new baseline limits in 2003.  Also in 2003, the statutory provisions for student station costs were moved from chapter 235, F.S., to chapter 1013, F.S., when the education statutes were rewritten and reorganized.4   
	4 Staff Analysis for HB 17-A (Ch. 97-384, L.O.F), December 1997.  
	4 Staff Analysis for HB 17-A (Ch. 97-384, L.O.F), December 1997.  
	5 Id. 

	In 2005, DOE conducted a study on overall inflation of school construction costs, including the CPI and other factors.  The study included a survey of four counties with increasing student enrollment in the state from 1997 through 2005 (Brevard, Hillsborough, Sarasota and Orange), all of which reported increased school construction costs ranging from 23 to 32 percent. Because the CPI increased 13 percent over this time, this index alone did not capture the full increases in construction costs.  The rising c
	Section 15 of chapter 2016-237, L.O.F., required EDR to study the cost per student station.  The resulting report was published in 2017 and can be found at:  
	Section 15 of chapter 2016-237, L.O.F., required EDR to study the cost per student station.  The resulting report was published in 2017 and can be found at:  
	http://edr.state.fl.us/Content/special-research-projects/education/CostPerStudentStation.pdf
	http://edr.state.fl.us/Content/special-research-projects/education/CostPerStudentStation.pdf

	. 

	Recent Changes 
	As previously mentioned, section 23 of chapter 2019-23, L.O.F., eliminated legal and administrative costs, as well as site improvement costs, from the cost per student station. The cost per student station is now defined by the following factors.  
	Architect and Engineering Fees 
	This refers to the cost for professional architectural and engineering services performed in connection with planning, design and construction of the facility.  This incorporates all base service and additional authorization services. 
	Building Contract Cost 
	This refers to the total cost of building construction within five feet of the building, including all materials and supplies purchased by the district school board.  All change order charges known at the time should also be added or deducted from the contract cost.  This includes built-in cabinets, mill work and other furniture or equipment permanently fixed or attached to the building as part of building construction, but does not include costs for movable school furniture and equipment. 
	Furniture and Equipment 
	These costs refer to all furniture and equipment required to make the facility operational on the first day of school.  Such costs include, but are not limited to, student and teacher desks, computer equipment, science and vocational lab equipment, library furniture, audio-visual equipment, library books required to initially stock the media center and other school equipment that a district would normally capitalize, such as copy machines, etc.  Equipment costs excluded 
	from this definition are items such as interscholastic activity equipment.  Additionally, textbooks, consumable supplies and noncapitalized science and vocational lab supplies are excluded from this definition. 
	A key distinction between built-in equipment and furniture and equipment is that furniture and equipment are noncapitalized assets, whereas the fixed equipment requires installation and can be depreciated with the facility’s value.   
	Prior to the 2019 statutory change, the two cost categories below were included in the cost per student station: 
	Legal and Administrative 
	This refers to all legal and administrative fees paid to private attorneys, governmental agencies, and other professionals who are not architects or engineers, for services rendered. 
	Site Improvement Cost  
	This refers to the work that must be performed on a site from five feet away from the building to the site boundary.  This includes the amount of money spent to finish grading, draining, seeding, planting and preparing the site for use after the building has been constructed.  Site improvement also refers to the cost of electrical transformers, sewer lift stations, and water, gas and electric lines from five feet away from the school facility to the source of the utility at the site boundary. 
	In accordance with s. 1013.64(6)(b)2, F.S., school districts shall maintain accurate documentation related to the costs of all new construction of educational plant space reported to DOE.  This data has been collected since 2006. 
	General Law Amendments Affecting Student Station Costs 
	Section 23 of chapter 2019-23, L.O.F., eliminated site improvements and legal and administrative fees associated with construction previously attributed to the cost per student station. Other historic legislation that affected student station costs is shown in Appendix A. 
	Section II:  Data 
	The data used for this report are gathered from three key sources: (1) the cost of construction data for new schools, replacement schools, school additions and remodeled schools from Form FCO 564PS, collected by DOE’s fixed capital outlay (FCO) office (Appendix B); (2) data from RSMeans, a cost estimating tool used for construction projects; and (3) data from the NEEC, which is typically held three times a year and used for the state budget and planning process, as provided in s. 216.136, F.S. 
	 
	Source 1 – DOE Cost of Construction Reports 
	DOE’s FCO Office uses Form FCO 564PS to collect data annually from school districts statewide regarding school construction data by project.  The following data are collected: 
	 Number of Student Stations 
	 Number of Student Stations 
	 Number of Student Stations 

	 Number of Teacher Stations 
	 Number of Teacher Stations 

	 Net Square Feet 
	 Net Square Feet 

	 Gross Square Feet 
	 Gross Square Feet 

	 Number of New Classrooms by Grade Level 
	 Number of New Classrooms by Grade Level 


	 Cost data 
	 Cost data 
	 Cost data 

	o Included in the Cost per Student Station 
	o Included in the Cost per Student Station 
	o Included in the Cost per Student Station 

	 Architectural and engineering fees 
	 Architectural and engineering fees 
	 Architectural and engineering fees 

	 Building contract cost 
	 Building contract cost 

	 Furniture and equipment 
	 Furniture and equipment 




	 
	o Not Included in the Cost per Student Station 
	o Not Included in the Cost per Student Station 
	o Not Included in the Cost per Student Station 
	o Not Included in the Cost per Student Station 

	 Site improvement cost (incidental to construction) 
	 Site improvement cost (incidental to construction) 
	 Site improvement cost (incidental to construction) 

	 Legal and administrative costs 
	 Legal and administrative costs 

	 Cost to make as a hurricane shelter and/or hurricane hardened 
	 Cost to make as a hurricane shelter and/or hurricane hardened 

	 Cost to purchase site 
	 Cost to purchase site 

	 Cost to make public utilities available at site 
	 Cost to make public utilities available at site 

	 Cost to correct site drainage and/or construct a retention area 
	 Cost to correct site drainage and/or construct a retention area 

	 Cost to make public roads accessible 
	 Cost to make public roads accessible 

	 Cost to make site free of environmental problems 
	 Cost to make site free of environmental problems 




	 
	 Amount of Funds by Fund Source 
	 Amount of Funds by Fund Source 
	 Amount of Funds by Fund Source 


	 
	Table 2 summarizes the annual state average student station costs reported by Florida school districts from 2009 through 2018 using standards from 2008 through 2018.  The source data can be found at: 
	Table 2 summarizes the annual state average student station costs reported by Florida school districts from 2009 through 2018 using standards from 2008 through 2018.  The source data can be found at: 
	http://www.fldoe.org/finance/fco/cost-of-construction/public-schools.stml
	http://www.fldoe.org/finance/fco/cost-of-construction/public-schools.stml

	.   

	Table 2-Cost per Student Station (pre-2019 statute definition change)  
	Figure
	Table 3 provides the state average annual cost per student station using standards for 2009 through 2018, as reported by school districts, and adjusted to not include site improvement costs and legal and administrative costs. 
	Table 3-Adjusted Cost per Student Station (post-2019 statute definition change)  
	Figure
	An analysis of historic data indicated that site improvement costs and legal and administrative costs accounted for 7.85 percent of costs at the elementary school-level, 9.37 percent of costs at the middle school-level and 9.92 percent of costs at the high school-level.  Because the cost per student station historically included legal and administrative costs and site improvement costs, to compare such costs to the new DOE prototypes, cost per student station levels were adjusted to exclude these costs, as 
	Table 4-Adjustment of Current Statutory Cost per Student Station to Exclude  
	Administrative and Legal and Site Improvement Costs 
	January 2019 Costs 
	   
	Figure
	DOE’s collected cost of construction reports indicate that, on average, about 84.5 percent of the total facility costs were construction, 7 percent were architectural and engineering fees and 8.5 percent were furniture and equipment, after the administrative and legal and site improvement costs were removed. 
	Source 2 – RSMeans Construction Cost Estimates 
	RSMeans data, produced by the Gordian Group, is one of North America’s leading sources of construction cost information used by owners, developers, architects, engineers and contractors to build competitive cost estimates and control construction costs.  DOE used costs from the RSMeans 40th Edition, Annual 2019, primarily from the Assemblies Section.  EDR used data and building models from the online version of RSMeans, the RSMeans Online Square Foot Estimator. The data in RSMeans is collected nationally an
	Florida cities.  The national and Florida indices were used to develop a Florida-specific index and a ratio of national to Florida construction costs. 
	Source 3 – National Economic Estimating Conference 
	The NEEC adopts a consensus forecast for key economic variables.  Currently, the CPI forecast from the NEEC is used to adjust the statutory cost per student station.  This report evaluates a number of construction price indices to use as an alternative to the CPI for forecasting price changes over time affecting the student station cost. 
	Section III:  Methodology 
	Method 1 EDR used the web-based RSMeans Online (
	Method 1 EDR used the web-based RSMeans Online (
	www.rsmeansonline.com
	www.rsmeansonline.com

	) standard national models in its 2017 report.  The standard models, representing typical national building practices, were slightly modified to include only SREF-compliant building frames (excluding wood materials).  EDR used the following assumptions shown in Table 5 for school models in the 2017 report and applied the same assumptions for the update within this report.   

	Table 5-EDR Assumptions for School Construction Models 
	 
	Figure
	 
	EDR updated the costs of the models with SREF-compliant building frames, as developed in its 2017 report.  EDR included architectural costs in this update, but these costs were excluded in 2017.  Table 6 shows the average construction cost per square foot of six building models for each type of school, as well as the minimum and the maximum costs of these six models.  The costs were adjusted from national to Florida costs by a factor of 0.84, signifying that construction costs in Florida are 84 percent of n
	  
	Table
	TBody
	TR
	TD
	Span
	Table 6-EDR Configuration Florida New School Construction Cost Estimates,  INCLUDING Architectural Costs (Florida SREF-Compliant Structure Types Only) 2019 ($/square foot) 
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	Source: RSMeans, RSMeans Online, Square Foot Models, Building Construction Cost Data, January 2019. Copyright RSMeans LLC, Rockland, MA 781-422-5000; All rights reserved.  
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	Includes a Florida average adjustment factor of 0.84, calculated by EDR. 
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	Standard model building exterior walls were substituted for wall types that exclude all wood material to comply with SREF. 




	 
	Table 7 shows the conversion of the average costs per square foot, estimated by EDR, to a cost per student station.  Since the standard RSMeans models only include some furniture that is permanently affixed to the building, EDR added 8.5 percent to the cost to align it with the statutory definition of cost per student station.  EDR then used its assumptions for school size and student stations to calculate a cost per student station by type of school.   
	Table 7-Florida New School Construction Cost Estimates, 
	Including Architectural Costs 
	(Florida SREF-Compliant Structure Types Only) 2019 
	 
	Figure
	 
	Local building code enhancements will be an additional cost to districts because the facilities may need additional structural considerations for wind loading, even if they are not designated hurricane shelters. 
	Method 2 DOE and EDR elected to use RSMeans to develop cost estimates by type of school.  As a starting point, EDR produced 15 versions of the standard models for each school type (elementary, middle, and high) – six standard models, three standard models with an alternate SREF compliant building frame, and six green models, for a total of 45 versions.  DOE reviewed these models to determine which would most closely match Florida’s building code, SREF and typical district building practices.  This review en
	component swapping, such that DOE was able to customize and substitute components to design the most optimal school models that reflect Florida’s Building Code, SREF and district building conventions. 
	Tables 8 and 9 display the historical average and median square footages of new facilities completed by year and type of school, based on DOE’s Cost of Construction reports.  The average and median square footages exclude one school considered by DOE to be a small, specialty school. 
	 
	Table 8-Average Sizes of New Public Schools (Not including covered Walks or Play Areas)  
	 
	Figure
	 
	Table 9-Median Sizes of New Public Schools (Not including covered Walks or Play Areas) 
	 
	Figure
	 
	DOE used the Cost of Construction Reports to establish basic assumptions regarding the size of schools and how large districts tend to build typical school facilities.  Each model was constructed to resemble an average school for elementary, middle and high schools as shown in Table 10. 
	Table 10-Typical Facility Parameters 
	 
	Figure
	 
	Based on SREF and the provided data, a typical elementary school would be expected to be one story and 110,000 gross square feet (GSF) and house 900 students.  Middle schools and high schools could be multi-story facilities to minimize construction costs, facility operations and site development costs; however, six of the last 10 middle schools built in Florida from 2007 to 2018 have been single story, and modeling for 
	this report is based on a single-story middle school model.   A typical middle school would be expected to be 170,000 GSF and house 1,250 students.  Middle schools differ from elementary schools because they have more specialized areas, such as science labs and a gymnasium.  A typical high school would be expected to be 240,000 GSF and house 1,500 students.  High schools further differ from middle and elementary schools because they contain even more specialized space, with more robust science labs and perf
	DOE Modeling 
	Florida school construction is guided by three major authorities.  The Florida Building Code governs all construction in the state and is administered by the Florida Building Commission at the Florida Department of Business and Professional Regulation.6  Another regulatory authority for construction is the Florida Fire Prevention Code, which is administered by the Division of State Fire Marshal, Florida Department of Financial Services. 7  The third major authority governing school construction in the state
	6 See https://www.floridabuilding.org/c/default.aspx 
	6 See https://www.floridabuilding.org/c/default.aspx 
	7 See https://www.myfloridacfo.com/Division/SFM/BFP/FloridaFirePreventionCodePage.htm 
	8 See http://www.fldoe.org/finance/edual-facilities/sref/ 

	DOE reviewed materials and quantity specifications for 45 standard RSMeans models provided by EDR.  These standard RSMeans models reflect typical national building practices by type of school (e.g., building frame, school size, interior components).  RSMeans bases these models on actual construction practices and costs collected nationwide, combined with RSMeans engineering expertise.  After review, DOE determined that the standard models currently did not precisely reflect Florida’s most recent school cons
	In choosing the components for the model schools, DOE attempted to balance upfront costs, maintenance costs, durability and longevity.  Generally, low upfront costs require higher maintenance and upkeep costs, while high upfront costs equate to lower maintenance and upkeep costs.  While building the RSMeans models, DOE looked at typical specifications submitted by districts to develop a balanced approach. 
	All components in Appendices C-E were selected with a 50-year lifecycle, consistent with s. 1013.64, F.S.  For example, rigid structural metal selected for the school models provided a lower upfront cost than concrete, with minimal maintenance costs when protected from the elements.  Furthermore, in the selection of the envelope of the building, the DOE model considered both wind-loading and maintenance.  In accordance with the Florida Building Code, specific wind-load requirements are based on geographic l
	The models were not built to meet public shelter or hurricane hardening requirements since these costs are outside of the student station costs.9 
	9 See https://www.flrules.org/ 
	9 See https://www.flrules.org/ 

	Also considering the lifecycle costs, brick veneer was selected as the exterior finish due to its minimal maintenance costs and wide availability in Florida.  Brick has a further advantage as a material because of its inherent protection from windborne debris.  Though concrete masonry units (CMU) also provide protection from windborne debris, maintenance costs are much higher, as district operational staff must paint or seal surfaces to prevent moisture from permeating the porous faces.  Metal roofing, fasc
	For the interior of the model schools, CMU corridor walls were chosen over light gauge metal studs and gypsum board face for the corridor walls along classrooms. Although a higher upfront cost, the benefits of reduced maintenance due to increased durability, noise transfer baffling between halls and rooms, and increased wall strength for security purposes, outweigh the higher upfront costs.  
	Finish materials selected were standard vinyl composition tiles in corridors and public areas, with carpet in classrooms and offices for reduced noise. Ceramic tile was proposed for group restroom floors and walls because of durability and the ease of cleaning.   Standard materials were selected in ceilings, mechanical systems, electrical and plumbing.    
	DOE and EDR chose to develop the three models addressed above using national construction costs.  Following the methodology in EDR’s 2017 report, the national costs per square foot estimates were adjusted to Florida-specific construction cost levels shown below in Table 11 by developing an average of RSMeans’ six-city Florida cost indices. 
	Table 11-Regional Cost Factors for Florida 
	 
	Figure
	 
	Using RSMeans’ January 2019 costs and DOE’s assumptions shown in Table 10, DOE estimated costs per square foot by type of school.  These costs were then adjusted by a factor of 0.84 to reflect the lower construction costs in Florida relative to the national average.  Since RSMeans only includes capitalized fixed furniture and equipment, the costs were increased by 8.5 percent to include noncapitalized furniture and equipment necessary for the building’s operation (e.g., books, desks).  Table 12 displays the
	 
	 
	 
	Table 12-DOE Model Results 
	  
	Figure
	The new DOE model baseline cost per student station is slightly higher for elementary, middle and high schools (11 percent, 12 percent and 8 percent, respectively) compared to the 2006 statutory baseline adjusted for 2019 law changes, as shown in Table 13.   
	Table 13-Florida Student Station Costs as of January 2019  
	 
	Figure
	Cost Comparisons of Method 1 and Method 2 
	Chart 1 on the following page was updated from EDR’s 2017 report to include DOE cost of construction reports through 2018 and Dodge data through October 2019.  The RSMeans data was increased by 8.5 percent to include furniture and equipment costs in 2019 and was back-cast using the RSMeans historical index, following the 2017 report methodology.    
	The cost of construction reported by DOE was lagged by two years to make it comparable to the reporting convention used by Dodge which is a data and analytics index that uses national regional and local data to provide construction costs forecasts.  For example, data reported to DOE as completed in 2010 was shifted back two years to be shown as year 2008 in the chart.  Dodge reports data at the time of contract signing, while DOE reports the data as of the year of completion.  Since the approximate time fro
	The updated chart shows an increasing divergence between private school and public school construction costs seen in the Dodge data.  The back-cast RSMeans average construction cost tracks Dodge public school costs from 2009 to 2013; however, since 2013, it aligns more closely with the Dodge private school 
	construction cost.  Assuming that both public and private schools comply with the Florida Building Code, the divergence in costs may be due to other reasons, such as SREF and other factors.  For example, the Florida Building Code considers public schools either Type III or IV buildings, while private schools are typically Type II buildings (the higher the number, the higher the building standard and cost).   
	Chart 1-Florida New K-12 School Average Construction Cost by Owner Type 
	 
	Figure
	Several differences exist between the new DOE models and the EDR models.  As discussed above, the new DOE models were built to meet SREF and the Florida Building Code requirements for public schools, while the EDR models reflect typical building practices nationally.  Due to the varying requirements, the new DOE models excluded all wood components throughout the building, while the EDR models excluded wood materials from the exterior building frame.  Furthermore, the new DOE models included a higher electri
	 
	 
	 
	 
	 
	Table 14-RSMeans Model Comparison   
	 
	Figure
	Construction Index Options 
	Currently, the CPI is used to forecast the cost per student station by month.  There are more appropriate indices to measure changes in construction costs.  EDR recommends using a forecast of national general construction costs similar to the forecasts adopted by the NEEC.  A forecast period of 10 years is recommended in order to accommodate long-range facilities planning.   
	EDR develops a wide range of economic forecasts as part of the estimating conference process.  In this regard, EDR has access to multiple price change forecasts for different sectors of the economy.  However, these forecasts are all national, and Florida-specific forecasts are currently not available.  Historical construction costs from RSMeans for the United States and Florida exhibit similar growth patterns.  In the absence of Florida-specific forecasts for construction cost growth rates, national growth 
	 
	 
	 
	 
	 
	 
	 
	 
	 
	Chart 2-RSMeans 30-City National Index and Florida 6-City Average Annual Percentage Change 
	 
	Figure
	To develop the graph in Chart 3, EDR used the available history and forecasts for several national indices from 2000 to 2029 adopted by the NEEC held in July 2019.  The indices labeled “IHS” are developed by a forecaster currently used by the state of Florida as part of the national economic estimating conference process.  The historical data for these indices are based on data from the U.S. Department of Commerce, Bureau of Economic Analysis (BEA) and are used in the computation of Gross Domestic Product i
	From the available alternatives, EDR narrowed the list to the following: (1) Core construction index, measuring general price changes in both private and public construction; (2) State and local government investment in K-12 educational buildings that specifically measures price changes in public school construction; (3) Private nonresidential construction index, which EDR uses as a proxy for private school construction price changes, although only 20 percent of the index represents school construction; and
	10 In forecasting “option 2,” EDR presents its own forecast of one of RSMeans indices. 
	10 In forecasting “option 2,” EDR presents its own forecast of one of RSMeans indices. 

	 
	 
	 
	Chart 3-National Price Indices, Historical and Forecasts Rebased to Year 2000=100 
	 
	Figure
	 
	Over the past 19 years, the CPI has had one of the slowest growth rates, and the State and Local Government Investment in Educational Buildings K-12 has had the fastest growth rate since 2007.  The actual growth rates are shown in the following chart.  The growth in the “price” of government investment in K-12 educational facilities might be due not only to external market factors, such as the price of construction materials (exogenous to the system of school construction), but also due to endogenous factor
	In other words, the price changes reflect not only the change in price of an identical “basket” of school construction materials, but also significant changes in the relative importance of the components in the “basket” or overall new components.  EDR is unable to determine to what extent the growth in the “price” of government investment in K-12 educational buildings is due to exogenous versus endogenous factors.  Even though the investment in K-12 educational buildings index is national, U.S. Government A
	The annual historical and forecast growth rates for the indices graphed in Chart 3 are displayed in the following Chart 4. 
	 
	 
	 
	Chart 4-National Price Indices, Growth Rates, Historical and Forecasts 
	 
	 
	Figure
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	Table 15 provides historical and forecast growth rates for the indices listed in Charts 3 and 4.  
	Table 15-Index Comparison 
	 
	Figure
	EDR sees the goal of forecasting the cost per square foot as an attempt to account for changes in exogenous factors only.  In addition, EDR assumes that a construction-focused index, rather than a general consumer driven price index, would better forecast expected changes in the future.  Based on these criteria, as recommended in EDR’s 2017 report, EDR believes that the best index with a readily available 10-year forecast would be the IHS Markit’s Core Construction index, which measures broad price changes 
	Applying the Core Construction Index to the Florida average cost per square foot produces the following 10-year forecast.  Using this forecast implies that the cost per square foot will increase by 3.3 percent each year (compound annual growth rate) from 2019 to 2023 and by 2.8 percent each year (compound annual growth rate) from 2023 to 2029.  This means that the cost per square foot will increase by 14 percent from 2019 to 2023 and by 34 percent (3 percent compound annual growth rate) from 2019 to 2029.  
	Table 16-IHS Markit Core Construction Projected Index 
	Note: Starting Costs per square foot in 2019 include architectural costs. 
	  
	Figure
	Source: IHS Markit, July 2019.   
	 
	 
	The Charts 5, 6 and 7 on the following pages indicate the cost per student station variance for elementary, middle and high schools depending on indexing methodology.  
	 
	Chart 5- Cost per Student Station Projected Growth-Elementary School 
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	Chart 6-Cost per Student Station Projected Growth-Middle School 
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	Chart 7-Cost per Student Station Projected Growth-High School 
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	Indexing methodology for the IHS Core Construction Index is provided in Table 17.   
	 
	Table 17-IHS Core Construction Index – Fiscal Year Average (Unrounded) 
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	Section IV:  Summary and Next Steps 
	Average Cost for Student Station by Instruction Level 
	The analysis compared four average costs for student station by instructional level.  These costs are summarized in Table 18. 
	 
	 
	Table 18-Comparisons of Average Construction Costs   
	 
	Annual Review 
	Section 1013.64(6)(b), F.S., instructs DOE and EDR to review annually the average cost for student station by instruction level.  This may entail a review of DOE’s Cost of Construction Report, DOE customized and standard RSMeans models, and cost of school construction activity within the state. 
	Construction Index 
	If the CPI is to be replaced by the Core Construction Index, EDR recommends that the Core Construction Index be expressly adopted by the NEEC.  Currently, the index is available in the NEEC database for use in the state budgeting and planning process, but it is not expressly discussed at the NEEC.  EDR will publish the Cost per Student Station and adjustment factors on an annual basis (January 1) in accordance with s. 1013.64(6)(b), F.S.   
	Periodic Cost Benchmarking 
	Several key components of EDR's overall proposal should be reviewed periodically to ensure they continue to reflect market conditions. 
	 RSMeans building models.  The RSMeans standard and customized building models used by EDR and DOE reflect current building practices in 2019; however, building standards change over time as new materials and building practices are available.  The frequency of review may not be as time-sensitive in Florida as elsewhere due to the rigorous regulatory environment that exists here, but the review itself is still recommended.11    
	 RSMeans building models.  The RSMeans standard and customized building models used by EDR and DOE reflect current building practices in 2019; however, building standards change over time as new materials and building practices are available.  The frequency of review may not be as time-sensitive in Florida as elsewhere due to the rigorous regulatory environment that exists here, but the review itself is still recommended.11    
	 RSMeans building models.  The RSMeans standard and customized building models used by EDR and DOE reflect current building practices in 2019; however, building standards change over time as new materials and building practices are available.  The frequency of review may not be as time-sensitive in Florida as elsewhere due to the rigorous regulatory environment that exists here, but the review itself is still recommended.11    

	 RSMeans Florida price index.  A periodic review of the RSMeans city construction cost indices is suggested to determine if there is a need to update EDR's approach to the national adjustment or a Florida specific cost adjustment. 
	 RSMeans Florida price index.  A periodic review of the RSMeans city construction cost indices is suggested to determine if there is a need to update EDR's approach to the national adjustment or a Florida specific cost adjustment. 

	 IHS Markit price indices.  A periodic review of the selected forecasting price index should be performed to ensure it still reflects the intent of EDR's cost adjustment method.   
	 IHS Markit price indices.  A periodic review of the selected forecasting price index should be performed to ensure it still reflects the intent of EDR's cost adjustment method.   


	11 As discussed previously, new building materials and techniques that appear to gain wide market acceptance nationally may not be used at all in Florida due to SREF requirements (further details are available in Appendix F). 
	11 As discussed previously, new building materials and techniques that appear to gain wide market acceptance nationally may not be used at all in Florida due to SREF requirements (further details are available in Appendix F). 
	 

	  
	 
	 
	Appendix A:  Summary of Relevant Constitutional Provisions and Statutory Changes 
	Section 3, chapter 97-265, L.O.F., established an incentive program for districts that fall below the average cost adjusted annually by the Marshall and Swift Construction Cost Index. 
	Section 9, chapter 97-384, L.O.F., established student station maximums for award eligibility for the incentive program and amended the annual adjustment to the CPI. 
	Section 861, chapter 2002-387, L.O.F., established provisions relating to the construction cost maximums for school district capital projects. 
	Section 26, chapter 2003-391, L.O.F., modified provisions relating to the cost per student station. 
	Section 9, chapter 2006-27, L.O.F., modified the construction cost maximums for school district capital outlay projects. 
	Section 15, chapter 2016-237, L.O.F., required the school districts to maintain accurate documentation relating to student station costs; required the Auditor General to review such documentation; required sanctions for school districts that exceed certain construction cost maximums; and required the Office of Economic and Demographic Research to conduct a study, in consultation with the DOE, on cost per student station amounts. 
	Section 32, chapter 2017-116, L.O.F., provided an exception to the construction cost maximums, for construction projects with design contracts executed before July 1, 2017. 
	Section 31, chapter 2018-3, L.O.F., provided an exception to the construction cost maximums, for security related provisions below 2 percent per student station. 
	Section 23, chapter 2019-23, L.O.F., removed the 2 percent maximum for the security related provisions exception to the construction cost maximums and deleted site improvement and legal and administrative costs from the cost per student station. 
	 
	  
	Appendix B:  FCO 564 Form 
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	Appendix C:  RSMeans Elementary School Model 
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	Appendix D:  Middle School Model 
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	Appendix E:  RSMeans High School Model 
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