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Subject: Updated Cost Evaluation of the Dual Underpass 

 

1.0 Dual Underpass Cost Evaluation 

1.1 Introduction 

Delve Underground (formerly known as McMillen Jacobs) submitted on 21 August 2021 a 
technical memorandum regarding the subject of the Cost Evaluation of the Dual Underpass for 
Mount Comfort Road under CSX. On 15 January 2025, the Town of McCordsville authorized 
Delve Underground to prepare an updated version of the previous technical memorandum. The 
purpose of this version of the cost evaluation is to account for inflation, lingering impacts to 
construction costs since the Covid-19 lockdown during 2020 and 2021, changes to material 
costs, the influence construction wage increases since 2021, and finally the change in property 
values since 2021.  

The new elements to this technical memorandum versus the previous 2021 version include a 
detailed construction schedule and a full map for property acquisition with a detailed cost 
table. 

1.2 Costs Evaluated by Category 

Project costs fall into the following categories: capital construction, anticipated professional 
fees, operation and maintenance, and property acquisition. 

1.2.1 Opinion of Probable Construction Cost 

Capital construction costs are determined through an Opinion of Probable Construction Cost 
(OPCC). An OPCC has been prepared for the dual underpass alternative. The OPCC is based on 
the 10% LGT drawings. The total project cost considers direct and indirect costs plus an owner 
contingency. The direct costs were estimated using bottom-up pricing using detailed quantity 
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take-offs, material unit costs, equipment and labor costs, and production rates for structures. 
The indirect costs, including Contractor’s overhead and profit, were estimated based upon the 
duration of activities and the estimate of direct costs. The adjustments to labor, equipment and 
materials are captured in the detailed OPCC contained in Exhibit A. 

Besides adjusting price increases for labor, material, and equipment, Delve Underground used 
this update to further optimize construction sequencing and construction scheduling. The 
outcome of the optimization analysis identifies an opportunity to shorten the construction 
duration by building the cast-in-place box culverts at the existing ground surface concurrent 
with the excavation of the jacking pit. The previous construction cost estimate and schedule 
assumed the box culverts would be formed and cast in the excavated jacking pits. Forming and 
casting the box structures at the ground surface requires a heavy-duty crane to set the boxes in 
the jacking pits, but the additional labor and equipment cost associated with the crane is offset 
by a reduction in the indirect costs due to six months of schedule reduction. A detailed 
schedule showing the critical path is contained in Exhibit B.  

The AACE International recommended practices indicate that Class 4 is the appropriate 
estimate class for designs at only a 10% maturity level. Therefore, a 35% contingency was 
applied to the estimate. The likely cost of the project is estimated to be $64,125,000, which is 
detailed in Exhibit A.  

The 2025 OPCC is approximately 11 percent greater than the OPCC submitted in August 2021. 
An increase of this magnitude appears reasonable when compared against an overall inflation 
rate of approximately three percent per year over 3.5 years since the previous OPCC.  

Key Assumptions for Preparing the OPCC 
 

 Maintenance of Traffic costs covers the installation of barricades and detour signing 
when Mt Comfort Rd is closed to construct the new road at the intersections at 
Broadway and CR800N. The cost includes maintaining these MOT devices during the 
closure. (Cost Estimate Activity No. 002) 

 The Utility Relocation includes a cost of $500k that is meant to cover any secondary 
impacts that might arise during construction. (Cost Estimate Activity No. 003) 

 A lump sum direct cost of $500,000 for each phase of roadway construction was 
included for Streetscape and Aesthetic Features that includes street lighting, 
architectural finishes, decorative fencing, and plantings. (Cost Estimate Activity No. 040, 
041, 042) 

 Costs associated with Geotechnical Monitoring services and CSX Flagging of $2,500/shift 
and $1,500/day respectively was assumed. (Cost Estimate Activity No. 001 & 002) 

 The OPCC prepared for this assignment only addresses the construction of the dual 
underpasses only. The implementation of the dual underpass project requires enabling 
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works projects (also known as early action projects) that are not included in the OPCC 
for this assignment. An example is the cost to demolish buildings on the full parcels 
identified for full acquisition. 

1.2.2 Calculation of Fees for Professional Services 

At this point of project development, it is appropriate to estimate the necessary professional 
fees based on a percentage of construction.  When using this approach, it is customary that 
projects with smaller capital construction costs use higher percentages to determine design 
engineering fees. In the case of fees for construction administration and construction 
inspection, INDOT recommends using 12.5 percent of the construction cost. The anticipated 
fees for design engineering are $5,771,250 (nine percent of OPCC) and the estimated fees for 
construction administration and inspection are $8,015,625 (12.5 percent of OPCC).  

1.2.3 Operation and Maintenance Costs 
As part of the quantitative analysis, the consultant team estimated the operation and 
maintenance (O&M) costs associated with each alternative. The key assumptions include the 
following: 

1. Only O&M tasks beyond those currently employed by the Town for the existing 
condition were evaluated. For example, annual painting of pavement makings was 
ignored because it is a best management practice the Town is already performing and 
would not be an additional cost regardless of the alternative. 

2. The service life for the dual underpass is 50 years. 
3. A significant rehabilitation will occur in the 25th year of service. 
4. All costs are presented in present value so that they can be included in the total project 

costs associated with each alternative. 
5. Since the original Cost Evaluation Technical Memorandum that was submitted August 

13, 2021, an assumption of a yearly inflation rate of 2.9 percent was assumed for the 
updated O&M Costs. 

The O&M costs associated with the dual underpass are shown below in Table 1-2-3.  It should 
be noted that the underpass will be serving as a buried structure and have less exposure to the 
elements. Additionally, in comparison with the previous O&M cost evaluation that was 
presented to the Town in the 2021 Technical Memo, it should be noted that the overall O&M 
expense has grown 12 percent while assuming a 2.9 percent inflation rate for all unit pricing 
that is presented below.  
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Table 1-2-3: Operation and Maintenance Cost Based on 50-year Service Life 

 
*Based on an assumed 2.9 percent inflation rate compounded annually 
 

1.2.4 Property Acquisition Costs 
The Hancock County Geographic Information System (GIS) was used to obtain parcel information 
required for the acquisition of property related to the dual underpass alternative. Property 
boundary surveys were not performed as part of the preliminary planning services. In addition to 
information obtained from Hancock County GIS, the Town provided the consultant team in 
2021with records pertaining to right-of-way acquisition for a 2019 project on Mt. Comfort Road 
at W. Broadway Road.  The cost to acquire right-of-way (ROW) for the project was $610,000 per 
acre.  The cost of $610,000 per acre was applied for all land acquisition in the 2021 version of the 
technical memorandum.  
 
In the updated cost evaluation for 2025, an adjustment was made regarding the land acquisition 
cost. For the residential properties where the entire parcel would be anticipated to be acquired, 
a property value assessment was performed through online real estate platforms.  It is assumed 
for the Town to acquire these properties the anticipated cost will be the published fair market 
value estimate with a 2.0 multiplier to account for just compensation to the homeowner. For the 
remaining commercial and residential properties where only a fraction of the parcel will be 
acquired for the right-of-way project requirements, the previous value of $610,000 per acre from 
the 2021 version of the technical memorandum was utilized. To assess the current land value 
appreciation, the Green Street Commercial Property Price Index (CPPI) was incorporated into the 
current land value appreciation. Based on the Green Street CPPI, since 2022, commercial 
property land values have appreciated 4.77 percent. This appreciation adjusts the 2021 land 
value to approximately $639,097 per acre. 
 
The outlier for land acquisition costs is Parcel ID 005. The entire parcel is identified for acquisition. 
It is clearly a commercial parcel, and the formula used for acquiring full residential properties 
does not apply in this case. However, the unit price of $639,097 per acre would not be 
appropriate for Parcel ID 005. Therefore, the unit price and total acquisition cost for Parcel ID 
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005 shown in Table 1-2-4 and Exhibit C is the best budget estimate until the property is fully 
appraised, and negotiations commence with the property owner.  
 
In addition to adjustments to unit pricing for land acquisition, the Town provided information 
regarding the probable acquisition of ROW to accommodate the widening and lane additions on 
Mt. Comfort Road for the upcoming at-grade improvements for the CSX crossing. This 
information was used to make reductions in the amount of property that needs to be acquired 
for the dual underpass. Figure 1-2-4 provides a quick overview of property impacts from the dual 
underpass with costs summarized in Table 1-2-4. A more detailed ROW and land acquisition map 
with a summary table is contained in Exhibit C.  
 
 
Figure 1-2-4: Overview of Property Impacts from the Dual Underpass 
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Table 1-2-4 Land Acquisition Cost Summary

 
 
 

1.2.5 Summary of Costs for Dual Underpass 
The overall estimated cost to design, build, and maintain the dual underpass is approximately 
$83,771,735. Table 1-2-5a itemizes the category costs for the dual underpass project. The Town 
of McCordsville is applying for federal funding to assist in the design and construction of the 
project. Table 1-2-5b. shows the probable splits between federal and local funding.  
 
 

Table 1-2-5a. Summary of All Project Costs 

Project Cost Category Name 

Individual 
Category 

Cost 
($) 

Construction 64,125,000 
Design Engineering 5,771,250 
Construction Administration and Construction Inspection (CA & CI) 8,015,625 
Operation and Maintenance (O & M) 2,175,650 
Property Acquisition 3,684,210 

Total Project All Costs $83,771,735 
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Table 2-2-5b. Potential Federal Funding Scenario for Design and Construction 

Cost Category 
Name 

Federal/Local 
Participation 

Split 

Federal Funding 
Share 

($) 

 
Local Funding 

Share (1) 
($) 

Project Totals 
($) 

Design Engineering 0% / 100% 0 5,771,250 5,771,250 
Construction 80% / 20% 51,300,000 12,825,000 64,125,000 
CA & CI 80% / 20% 6,412,500 1,603,125 8,015,625 
Property Acquisition 0% / 100% 0 3,684,210 3,684,210 
 TOTALS: 57,712,500 $23,883,585 81,596,085 
Table Note (1): The Town is the sole local participant in design engineering and property acquisition category costs. The cost 
for CA & CI will be shared between the Town and Hancock County. The split of the local share for CA & CI will be determined 
later. 
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Exhibit A: Opinion of Probable Construction Cost 
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Exhibit B: Construction Schedule 
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Exhibit C: Detailed Right-of-Way and Land Acquisition Map with Summary Table 
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