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Abstract

Plans to realign and relocate three key railways in Yolo County will require a multiphased
strategy to align related flood control projects, redevelopment opportunities, and available
funding sources. Initial efforts are focused on securing funding for the first phase of rail
realignment to facilitate funding sources for initial and subsequent phases. For the first phase,
the Yolo Rail Relocation Partnership proposes to partner with state and federal government
entities to accomplish rail realignment in concert with federal and state flood control objectives.
Phase 1 therefore relies on identifying planned flood protection projects for which a rail
relocation-compatible alternative can be identified and securing federal and state funding
participation for those elements. This approach has the additional advantage of bringing federal
authority related to freight rail operations to bear in support of rail realignment objectives.

Accomplishing initial phases will further redevelopment of key opportunity areas, namely in the
City of West Sacramento. Public revenues associated with new development activity (e.g., sales
and property tax revenues) then may be leveraged to fund future phases and elements of rail
realignment in concert with other sources of funds discussed in this report.

This report is the third part of three areas of analysis supported by a Yolo Rail Realignment
Economic Development Assistance Grant, including assessment of redevelopment opportunities,
economic impacts, and funding strategies. This report outlines a preliminary Yolo Rail
Realignment phasing and funding concept based on the above-described elements. This
document sets the context for a financing strategy and engineering analysis, integrated with
more detailed planning efforts, to be conducted in concert with establishing various interagency
and public/private partnerships needed to further rail realignment objectives in Yolo County.
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1. INTRODUCTION

The Yolo Rail Realignment project is an

ambitious concept to remove most of the Partnership Representatives:
existing short-line rail infrastructure in Yolo
County and relocate it along new alignments.
The concept has long been a topic of discussion
in Yolo County, as it has the potential to create
several benefits, but has garnered renewed
attention in recent years because of its
connection to flood control improvements and
economic development objectives. Several of

e City of Davis

e City of West Sacramento

o City of Woodland

s« Sacramento Area Flood Control Agency
¢ Yolo County

e Yolo County Transportation District

e Sacramento-Yolo Port District

the public agencies in Yolo County formed an
informal partnership to pursue collective action and begin a process of studying the various
aspects of the Yolo Rail Realignment project.

As a first step in advancing the concept, the partnership group obtained grant funding from the
Economic Development Administration to study the potential economic benefits of the project
and identify possible funding sources for future planning and development activities. The
partnership engaged a multidisciplinary consultant team, consisting of Economic & Planning
Systems, Inc, (EPS); Nossaman, LLP (Nossaman); CH2M HILL; and The Tioga Group, Inc., to
complete assessments in three main areas:

1. Redevelopment Opportunities (led by EPS)
2. Economic Benefit (led by EPS)
3. Funding Sources (led by Nossaman)

For this Assessment Area #3, Nossaman and EPS worked with the Yolo Rail Realignment
Partnership (Partnership), composed of Yolo County; the Cities of Davis, West Sacramento, and
Woodiand; the Sacramento Area Flood Control Agency (SAFCA); the Yolo County Transportation
District; and the Sacramento-Yolo Port District, to develop an initial phasing concept for the Rail
Realignment project, identify potential funding opportunities, and outline concepts for accessing
funding to accomplish the project. Supplemental planning, engineering, environmental, and
financial analysis will be needed to further specify the feasibility of the project and to determine
more specific new rail alignments, phasing concepts, associated project costs, and funding
sources.

Analysis in this report relies in large part on the outcomes of Assessment Area #1, which
estimated the possible range of net new commercial and residential development in the
conceptual track removal areas, and Assessment Area #2, which included a quantitative
economic impact analysis and a qualitative discussion of other potential economic benefits of the
conceptual project. Assessment Area #1 and Assessment Area #2 were produced by EPS under
separate cover.
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This report describes a conceptual phasing and funding strategy for the Rail Realignment project,
offering an initial funding concept that may be used by the Partnership to further rail realignment
objectives and to secure the necessary interagency partnerships to continue these efforts.

In addition to this Chapter 1: Introduction, this report includes the following chapters:

« Chapter 2: Yolo Rail Realignment Concept

« Chapter 3: Project Phasing Approach

« Chapter 4: Phase 1 Detail and Funding Concept

e Chapter 5: Phase 2 Detail and Funding Concept

+» Chapter 6: Implementation Measures and Next Steps

It is important to note that all information presented in this study is conceptual and is
meant for general discussion, project planning, and coordination purposes only. More
detailed and comprehensive financing strategies should be developed as the Rail
Realignment project concept is further defined; participation from key stakeholders is
secured; and additional engineering, environmental, design, cost, and feasibility
studies are conducted.

Successful implementation of the project will depend on a series of interrelated events and
contingencies and the number of hurdles the Partnership will need to overcome. The funding
concept is founded on the notion that the Partnership can secure sufficient state and federal
flood control funds (likely a long and difficult process), that buy-in and cooperation from key
stakeholders (i.e., rail operators and property owners) can be secured, and the Partnership can
execute a multijurisdictional funding strategy that provides priority funding to each phase of the
Rail Realignment project. These essential elements must be in place to successfully execute the
phased implementation strategy contemplated herein.

Nossaman and EPS 3




2. YOLO RAIL REALIGNMENT CONCEPT

The Yolo Rail Realignment concept contemplates the removal and relocation of three separate
and distinct rail lines located in the Cities of Davis, West Sacramento, and Woodland. The
current configuration and operation of each line is summarized below and shown in Map 1, with
the relocation concept documented in further detail in the sections to follow:

1. Union Pacific Railroad (UPRR) leases the rail line running between Woodland and Davis to
California Northern Railroad—Genesee & Wyoming (CNFR). Railcars connect to the UPRR
mainline at an interchange yard in Davis and run north through Woodland and beyond into
the Sacramento Valley.

2. Sierra Northern Railway (SERA) operates a freight rail operation, as well as recreational rail
excursions, originating in Woodland and West Sacramento. The SERA line runs eastward
from Woodland across the Yolo Bypass and through the Elkhorn Basin into the City of West
Sacramento. Under a joint-use agreement with UPRR, SERA’s freight traffic originating in
Woodland crosses UPRR tracks south of the Sacramento Weir to reach UPRR'’s transfer
station (Westgate Yard) in West Sacramento. SERA's freight cars then are transferred onto
UPRR’s main line for shipment to destinations east and west of Westgate Yard. Sacramento
River Train rail excursions run along the same approximately 16-mile line between West
Sacramento and Woodland.

3. The third line, owned by the Port of West Sacramento and UPRR, connects the Westgate Yard
to the Port of West Sacramento and the surrounding industrial districts. Both UPRR and
SERA operate on this line, running daily trains to various rail shippers.

The Partnership is evaluating the feasibility of replacing these three alignments with two new
alignments. One new line would extend along the northern perimeter of Woodland around the
southwesterly edge of the Cache Creek Settling Basin (CCSB), through Conaway Ranch and the
area west of the Yolo Bypass, and connect to the UPRR main line at Swingle, east of Davis. This
line would be available for joint use by UPRR and SERA and would allow abandonment of the
UPRR/CNFR line through Woodland and Davis and the SERA line through the Elkhorn Basin and
West Sacramento.

The second new line would extend from the westerly edge of the City of West Sacramento
northward under Interstate 80 to connect with the UPRR main line at a new interchange yard.
This line would allow abandonment of the Westgate Yard and the line connecting the yard to the
city’s industrial districts and the Port of West Sacramento from the east.

Map 1 offers an illustration of existing conditions, identifying the current rail alignment relative
to key flood control features and transportation infrastructure. Map 2 depicts the full spectrum
of the Yolo Rail Realignment project concept as defined by the consultant team in collaboration
with the Partnership. A detailed discussion of the concept, broken into its constituent elements—
rail removal and associated redevelopment opportunities, rail relocation, rail support, and flood
control—follows.
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Rail Removal and Redevelopment Opportunities

The project concept calls for removal of rail infrastructure, including track, equipment, at-grade
crossings, and service and storage yards along the rail alignment in the Cities of Davis, West
Sacramento, and Woodland, as well as the segment that runs between Davis and Woodland in
unincorporated Yolo County. Removal of the rail infrastructure will create opportunities for
redevelopment in key locations in the three cities. As specified in the Assessment Area #1
analysis, planning staff in the three cities project the following redevelopment opportunities could
result from the proposed removal and relocation of the three rail lines identified above:

e Davis estimates net new development could total up to 2,230 residential units and
2.43 million square feet of commercial space in four subareas affected by rail removal: the
Downtown Core, Downtown North, Central Davis, and North Davis.

o West Sacramento anticipates net new development will include up to 7,250 residential units
and 10.09 million square feet of commercial space in the Washington District, Bridge District,
Pioneer Bluff, and Snow Cone subareas.

« Woodland estimates net new development will comprise up to 2,390 residential units and
1.15 million square feet of nonresidential space in the Central Business District, East Street
District, North East Street District, and a proposed annexation area adjacent to Woodland'’s
southern boundary.

Realization of the projected level of redevelopment in the three affected cities is anticipated to
take many years. Additional market analysis would be necessary to better define the projected
development timeline, but full buildout is not expected for 20 to 40 years after rail removal.

The concept accounts for removal of rail track infrastructure on the Sacramento Weir, which
would allow for weir and bypass improvements that also would benefit flood control efforts in the
area.! In addition, the concept includes removal of the Fremont Trestle and associated track
across the Yolo Bypass, which would reduce the water surface level at flood stage by increasing
flow capacity of the bypass. This element is not necessary to achieve the primary
redevelopment objectives associated with rail realignment, but rail relocation may present an
opportunity to achieve the ancillary flood benefits associated with removal of the Fremont
Trestle.

Rail Relocation

A new north-south rail line traversing Conaway Ranch and the area south of Conaway Ranch
west of the Yolo Bypass would be constructed to replace the infrastructure removed between
Davis and Woodland and between Woodland and West Sacramento. While engineering and

1 If the rail infrastructure associated with the Fremont Trestle and Sacramento Weir is removed, then
the segment of track that runs between West Sacramento and Interstate 5 to the north essentially
would be inoperative. Although it has not been identified as a primary feature in the rail realignment
concept, this track segment could present an opportunity for rail-to-trail conversion similar to the
track between Davis and Woodland, if desired by the local community and decision makers.
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design studies are necessary to define feasible alignment options, a conceptual option is
illustrated in Map 2, with one end point near the Swingle area east of Davis, connecting to the
other end point near Interstate 5, west of the Fremont Trestle. This line then would connect to a
reconfigured track that would run along the outskirts of Woodland’s industrial zone to the north
near the CCSB. The conceptual north-south alignment would use the western-end span of the
existing viaduct under Interstate 5 and incorporate a new 2,000-foot grade-separated crossing at
County Road 32A. At-grade crossings also would be necessary at other road intersection points.

In West Sacramento, the conceptual track realignment would add a new segment to the west in
the existing industrial area along the Yolo Bypass east levee and connecting to existing track
running to the Port of West Sacramento spur rail terminus. This conceptual alignment inciudes a
new underpass at Interstate 80, which would be accomplished through use of a tunnel.2

Rail Support

Three new rail support facilities would be necessary to restore effective functionality to the
realigned rail system. First, a new interchange, sorting, storage, and transload facility would be
incorporated along the new north-south line, conceptually placed just south of the Yolo County
Central Landfill. Second, the short-line storage and service yard removed from Woodland would
be relocated north of Woodland near the Sugarfield area. Finally, a new interchange, sorting,
and storage area would be included along the new track in West Sacramento. These new
facilities would replace the function of the removed yards in West Sacramento, Davis, and
Woodland. Optimal designs and locations for these new service yards will require further
analysis as part of future project phases.

Flood Control Connection

The project concept also includes two features that involve the removal of rail infrastructure but
are specifically oriented toward flood control improvements: the Fremont Trestle and a portion
of the rail embankment directly north of the Sacramento Weir. Removing these features would
facilitate improvements in the flow of floodwater in the Yolo Bypass and, in the case of the
Sacramento Weir, would present an alternative to plans for a new Sacramento Trestle to support
a planned weir extension accompanying a widened bypass. Alternative flood contro! solutions
consistent with the proposed rail realignment could be more cost effective and simple than
currently contemplated.

A large system of flood control improvements will still be necessary to allow for relocation of the
north-south line. The conceptual alignment runs through floodplain areas in and around the City
of Woodland that are protected by levee systems along lower Cache Creek and the west side of
the Yolo Bypass that do not meet applicable federal and state engineering standards. The most
recent locally preferred plan for flood protection along lower Cache Creek includes construction of
a new levee along the northern edge of the developed portion of the city that could be configured

2 The rail realignment concept in West Sacramento focuses on a tunnei option for the Interstate 80
underpass. This also could be accomplished through a cut-and-cover option; the cost differentials are
outlined in Exhibit 2.
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to form a bypass channel commencing at the southwestern corner of the CCSB and extending
east for about 4 miles to the Yolo Bypass. This new levee and bypass channel could protect the
relocated rail line from uncontrolled flooding along Cache Creek. Additional improvements would
be needed to protect the line from a failure of the Yolo Bypass west levee south of the CCSB.
These improvements would consist of strengthening the Yolo Bypass west levee between the
CCSB and Interstate 5 and constructing a new levee as part of the Rail Realignment project,
extending from the Yolo Bypass west levee at Interstate 5to high ground near the Yolo County
Central Landfill. These flood control improvements would protect the relocated rail infrastructure
and allow for at-grade lines along the [andside toe of the new levee in a dedicated right-of-way
area. Planning and engineering efficiencies could be realized by incorporating the necessary
right-of-way for the rail realignment alongside the levee in the design processes associated with
the flood control improvements.

Yolo Rail Realignment Conceptual Cost Estimates

Based on the above-described project concept, CH2M HILL produced a conceptual cost estimate
documenting the estimated costs of the Yolo Rail Realignment project by component.
Distributed into these component pieces, the total estimated costs of the Yolo Rail Realignment
project is anticipated to range from $156.0 million to $335.0 million (see Table 1). Itis
important to note that these costs estimates are preliminary and conceptual only, designed to
provide an order-of-magnitude estimate of the costs of the Yolo Rail Realignment project for
future project planning purposes.

Given the cost burden associated with the entire project, the Partnership proposes a phased
implementation of the project, designed to achieve relocation of short-line rail alignments in
Davis, West Sacramento, and Woodland in stages. Early stages are focused on leveraging state
and federal funds and achieving substantial benefits in terms of redevelopment opportunities
that will facilitate later stages of the realignment project. The next chapter describes the
phasing strategy in further detail, with a description of the preliminary funding concept for each
phase in the sections to follow.
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3. PROJECT PHASING APPROACH

The relocations of the north-south rail line through the Cities of Davis and Woodland and the rail
realignment affecting portions of West Sacramento have the potential to create several benefits
that generate economic value, including flood control, goods movement, public safety,
recreation, property reuse, and economic development. Considering the cost burden associated
with the project, and based on initial reviews of available funding sources, it is evident that a
phased approach to project implementation, coordinated with flood control improvements,
substantially will improve the likelihood of successful project implementation.

Working with the Partnership, Nossaman and EPS established a phasing strategy that focuses
initial efforts on those rail relocation elements that will generate the greatest economic value in
terms of unlocking redevelopment opportunities. In addition, this phasing strategy considers
those project elements that could be partially funded by state and federal agencies as part of
larger regional flood control projects, providing an early-stage infusion of capital to initiate the
Yolo Rail Realignment project. Initial phases of the project will complement redevelopment
activities, potentially catalyzing additional growth and redevelopment that will generate public
revenues that could be used for future stages of rail relocation.

Distribution of Economic Benefits of the Yolo Rail
Realignment Project

The Yolo Rail Realignment project will facilitate redevelopment of currently underutilized real
estate in Davis, West Sacramento, and Woodland. The Assessment Area #2 report documented
economic benefits occurring in the Yolo County economy as a result of the Yolo Rail Realignment
project. New economic and redevelopment activity was measured in terms of the estimated
value of new residential and nonresidential development, the aggregate income of new
households located in the redeveloped areas, and new jobs generated by new commercial uses
in the redeveloped areas.

Shown in Table 2, the proposed rail line modification benefits are concentrated in the City of
West Sacramento, where rail realignment is expected to facilitate substantial residential and
commercial redevelopment, representing at least $2.4 billion in new assessed value, or roughly
77 percent of the total new value that may be created by the Yolo Rail Realignment project.
West Sacramento redevelopment activity also is expected to generate roughly 80 percent of the
total commercial employment resulting from the Yolo Rail Realignment project (between

22,000 and 28,000 jobs associated with redevelopment project uses).3

3 Implementation measures providing flood protection for northern Woodland could enable increased
industrial development in an existing 873-acre industrial area with commensurate potential economic
benefits.
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Again, it should be noted that realization of these economic benefits will depend on the pace and
timing of redevelopment activities. Full redevelopment of these areas is not anticipated for
between 20 and 40 years following rail removal.

Proposed Project Phasing

Given the concentration of economic benefits in West Sacramento, Nossaman and EPS worked
with the Partnership to establish a phased implementation strategy that initially focuses on
facilitating the redevelopment activities in West Sacramento and leverages the potential to
redirect state and federal funds for flood control projects to facilitate rail relocation activities.
Later phases then could leverage funding from property tax increment streams or other sources
of public monies generated by redevelopment in West Sacramento. The key to a successful
phased implementation will be to demonstrate that the rail relocation concept is viable and the
joint use of the new alignment by various rail operators is feasible and bears potential benefits
for all parties:

« Phase 1 of the Yolo Rail Realignment project would focus on removing and rerouting SERA
traffic from Woodland out of West Sacramento to permit removal of the rail embankment
directly north of the Sacramento Weir, facilitating West Sacramento redevelopment. Under
the current configuration, SERA traffic travels from Woodland through West Sacramento and
transfers to UPRR at the Westgate interchange in West Sacramento. With Phase 1
improvements, SERA traffic from Woodland instead would use the proposed new alignment
through Conaway Ranch and areas south to connect to the UPRR line at the Swingle
Crossing, including a new grade-separated crossing at County Road 32A near Davis.

Removing a portion of the rail embankment directly north of the Sacramento Weir will
provide the opportunity to redirect state and federal funding for planned flood control
projects to accomplish both flood control and rail relocation objectives, providing a critical
infusion of capital for the Rail Realignment project. In addition, rerouting SERA through-
traffic out of West Sacramento via the new north-south alignment will reduce train activity in
that portion of West Sacramento, improving redevelopment prospects for that area and
potentially providing a funding base for future rail relocation projects. Specific elements of
Phase 1 are discussed in more detail in the chapter to follow and are identified in Map 3.

e The next phase, Phase 2A, (see Map 4) would continue to facilitate and complement
redevelopment of the West Sacramento project areas by removing the Westgate Yard and
rerouting West Sacramento freight traffic out of the eastern portions of West Sacramento.
This traffic would access the Port of West Sacramento via the UPRR mainline east of Davis,
using a new rail connection between the UPRR mainline and the Port of West Sacramento
spur rail terminus, which would include construction of a new rail underpass at Interstate 80.
This would permit the removal of six at-grade rail crossings and associated track in the
eastern portion of the city, as well as the existing Canal and Westgate Interchange Yards.
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Assessment Area #3: Funding Concepts
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+ Relocating Woodland and Davis rail traffic would be accomplished via Phase 2B
improvements, which would comprise those elements needed to reroute SERA and CNFR
traffic from the existing line to the new alignment through Conaway Ranch. This new line
would connect to a reconfigured track that would run along the outskirts of Woodland'’s
industrial zone to the north near the CCSB. The new configuration would permit removal of
the existing rail infrastructure in the Cities of Davis and Woodiand. It is important to note
that because the new connection would be located in the Cache Creek floodplain,
reconfiguration of this track will be contingent on completing flood control projects protecting
the northern portions of Woodland. Funding for these flood control projects is not anticipated
for a minimum of 7 to 10 years.

As an optional element, Phase 2B also includes the potential construction of a Class 1 bike
path between the Cities of Davis and Woodland, should the two communities and iocal
decision makers determine this is a desirable use of the former rail right-of-way. These costs
instead may be included as part of a later project phase.

+ Phase 2C comprises the remaining elements of the Yolo Rail Realignment project, namely
the removal of the Fremont Trestle and associated track across the Yolo Bypass, which would
reduce the water surface level at flood stage by increasing flow capacity of the bypass.

Map 5 identifies both the Phase 2B and Phase 2C elements, and Map 6 shows the entire
conceptual realignment with all phases depicted.

The funding strategy for Phase 1, described in further detail in the next chapter, will include
accessing state and federal funds for planned flood control improvements. Given substantial
competition for federal flood control monies, it is anticipated that the process to access these
funds will take roughly 5 to 7 years, during which time redevelopment activity in the Bridge
District is expected to commence (to the degree that such activity can take place, absent the
removal of existing rail infrastructure). These redevelopment efforts will be bolstered by
Phase 1 of the Yolo Rail Realignment project, potentially catalyzing additional redevelopment
activities that will provide foundational funding sources for future phases of rail relocation.
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4. PHASE 1 DETAIL AND FUNDING CONCEPT

As described in the previous chapter, the Phase 1 project elements are intended to reroute
SERA traffic traveling from Woodland to West Sacramento on a proposed new alignment through
Conaway Ranch and a portion of Yolo County south of Conaway Ranch. This will reduce the
amount of train traffic in West Sacramento, limiting remaining activity to West Sacramento
freight, and facilitating early stages of redevelopment in the West Sacramento Bridge District,
Pioneer Bluff, and Snow Cone areas.

Instead of traveling over the Fremont Trestle, along the current short line over the Sacramento
Weir and into West Sacramento, connecting to the UPRR mainline at Westgate, SERA trains
would travel from Woodland along a new north-south alignment through Conaway Ranch and the
area west of the Yolo Bypass. The new line would connect with the UPRR mainline via new
interchange facilities constructed at the intersection of the UPRR mainline and the new short-line
track at Swingle.

As discussed further in the following section, rerouting SERA traffic along the new north-south
alignment also will simplify current U.S. Army Corps of Engineers (USACE) plans to widen the
Sacramento Weir and Bypass to increase the flood conveyance capacity of the Sacramento
Bypass. Without the rerouting, USACE would have to construct a new trestle to elevate the
SERA line above the widened portion of the bypass.# Construction of the realigned track through
Conaway Ranch also may facilitate State Department of Water Resources flood control
improvements related to the CCSB.5 These flood control alternatives play an integral role in the
funding strategy for Phase 1, discussed in further detail below.

The following Map 1 elements comprise the proposed first phase of the Yolo Rail Realignment
project:

e Construct new short-line railroad through Conaway Ranch and area to the south, connecting
short-line track east of Woodland to UPRR mainline east of Davis (Map ID #1).

¢ Construct new railcar interchange facilities at intersection of UPRR mainline and new short-
line track (Map ID #2).

o Improve existing railroad underpass beneath Interstate 5 (Map ID #3).

« Remove portion of rail embankment and track north of the Sacramento Weir (Map ID #13).

As shown in Table 3, the conceptual cost estimates for Phase 1 rail relocation improvements
range from $73.4 million to $157.4 million. Note that this cost includes approximately

$24.4 million (base costs) in flood protection improvements that could be part of a larger flood
control project to protect the Interstate-5 corridor and portions of the City of Woodland exposed

4 Based on information provided by SAFCA.
5 Ibid.
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to flooding from a failure of the Yolo Bypass west levee. Protection for other portions of the City
of Woodland exposed to flooding from Cache Creek could be a longer term prospect. However,
increased protection along the Yolo Bypass could be advanced in concert with the first phase of
rail relocation and therefore is included as a Phase 1 cost estimate.

Phase 1 Funding Concept

The Phase 1 funding concept primarily focuses on identifying opportunities for mutually
beneficial flood control and rail relocation outcomes and securing associated state and federal
funding participation. Other private- and public-sector financing mechanisms also may be
identified and deployed to fund certain elements of Phase 1 (see Appendix A).

Link to Flood Control Projects and Needs

Protection from flooding in the region is provided by a comprehensive system of levees, overflow
weirs, and flood bypass systems managed by the USACE in partnership with the California
Department of Water Resources (DWR) and the Central Valley Flood Protection Board (CVFPB).
This flood control system extends throughout the Sacramento Valley and protects hundreds of
thousands of acres of highly productive agricultural land and numerous small rural communities,
as well as the metropolitan areas in the region.

As discussed above, there are features of the Yolo Rail Realignment project that could contribute
to flood control solutions planned by DWR or USACE. With the existing rail alignments through
Woodland and the Elkhorn Basin, these flood control solutions may be more complex and costly,
while project alternatives to derive mutually beneficial outcomes from rail realignment and flood
control exist. To the extent the Partnership can execute a coordinated approach to flood control
and rail realignment, the Partnership may be able to secure funding participation from the state
and federal government.

The discussion to follow identifies several planned flood control improvements that may be
compatible with Yolo Rail Realignment project elements and describes cost-avoidance
opportunities that may provide funding sources to effect completion of Phase 1.

Sacramento Weir and Bypass

During flood events in the lower Sacramento and American Rivers, the Sacramento Weir and
Bypass are designed to carry American River flows into the Yolo Bypass, leaving the flows in the
Sacramento River channel upstream and downstream of the American River essentially
unchanged. The SERA line currently crosses the Sacramento Weir north of West Sacramento
and transitions to an embankment at the northerly end of the weir. As documented in the
USACE's General Reevaluation Report for the American River Common Features Project (USACE
GRR), the recommended plan for reducing flood damages along the lower Sacramento River
anticipates the Sacramento Weir will be extended for up to 1,800 feet to the north along the
Sacramento River, while the Sacramento Bypass is widened an equal amount to increase
conveyance of flood waters through the weir and bypass.

To accomplish this widening, the SERA line would need to be elevated through construction of a
new trestle structure that would allow flood waters to be conveyed under the rail line once the
weir and bypass are extended.
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Yolo Rail Relocation-Compatible Alternative: The suggested alternative to this approach would
be to remove the SERA line from the Sacramento Weir and nearby levee and relocate the line,
consistent with the Yolo Rail Realignment project plans and the Phase 1 improvements
described herein.

Cost-Avoidance Opportunity: The USACE GRR estimates that elevating and rebuilding the SERA
line that runs across the Sacramento Weir would cost between $25 million and $30 million. As
part of the Yolo Rail Realignment project, the Partnership could work with the USACE to use
those funds to relocate the rail line instead. USACE regulations may allow the owner of the rail
line to perform the necessary relocation and be reimbursed by USACE for an amount not to
exceed USACE's estimated cost to widen the bypass and construct the elevated trestle instead.

Process and Timing Considerations: The USACE GRR, which includes the Sacramento Weir and
Bypass project, will be transmitted to Congress in 2016.

Substantial demand for federal flood control funding exists, however, and authorization of the
improvements recommended in the USACE GRR, including the Sacramento Weir and Bypass
widening, is contingent on inclusion of the USACE GRR in a package of recommended USACE
projects authorized by Congress through the Water Resources Development Act (WRDA). This is
expected to occur as early as 2017 or as late as 2021, given competition for funds and Congress’
recent pattern of WRDA authorizations (since 2000, there have been only two WRDA
authorizations—in 2007 and 2014).

Once Congressional authorization of the project is secured, additional negotiations between the
USACE and SERA, to substitute rail relocation for the Sacramento Weir and Bypass widening and
to establish procedures for reimbursement to SERA, likely would occur over a 2- to 3-year
timeframe.

Cache Creek Settling Basin

The CCSB originally was built as a sediment catchment basin to preserve the conveyance
capacity of the Yolo Bypass. It was expanded 20 years ago and is now reaching capacity. The
sediment entering and retained in the basin contains mercury. In October 2011, the Regional
Water Quality Control Board adopted a mercury Total Maximum Discharge Load (TMDL)
requirement for the CCSB. Under this requirement, the state is directed to increase the
catchment efficiency of the CCSB by 50 percent (from a current baseline of 50-percent efficiency
to a new level of 75-percent efficiency commencing in 2020).

Currently, the state plans to meet this requirement by acquiring land adjacent to the CCSB and
removing sediment from the basin for stockpiling on the acquired land.

Yolo Rail Realignment-Compatible Alternative: The Yolo County Central Landfill, located just
east of the proposed new alignment through Conaway Ranch, needs approximately 13 million
cubic yards of sediment to meet its long-term landfill cover needs (250,000 cubic yards per year
at current annual waste volumes). To accommodate this need, sediment could be excavated
from the CCSB and moved via the relocated rail line to the Yolo County Central Landfill to be
used as landfill cover. This operation would replace the current plan to meet its landfill needs by
excavating material from a 320-acre parcel directly west of the facility that was recently acquired
for this purpose.
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Cost-Avoidance Opportunity: The state could address the TMDL requirement by covering a
portion of the capital cost of the flood/rail project (roughly $30.0 million to $40.0 million), which
would include the cost of the infrastructure to allow sediment to be excavated from the CCSB
and transported to the Yolo County Central Landfill for use as landfill cover. The state’s capital
investment would be made in exchange for the Partnership and the Solid Waste facilities,
assuming all or partial responsibility for the annual transfer of materials, estimated to cost
between $2.0 million and $2.5 million annually.

Working in concert with the Solid Waste Facility, the Partnership will need to identify a funding
source for the annual costs of excavating and transporting this material to the facility. It is
anticipated that the Yolo County Central Landfill could fund a portion of the costs (roughly
equivalent to the projected annual costs of Yolo County Central Landfill's alternative plans for
excavation and transport of material for landfill cover). The Partnership would need to work with
the state to identify viable alternatives for the remaining annual cost.

Process and Timing Considerations: The Partnership should coordinate with the DWR to evaluate
the viability of state participation in the Yolo Rail Realignment project and to identify
mechanisms by which the state’s participation can be secured. It is anticipated the DWR will be
willing to participate in capital costs in exchange for the Partnership assuming annual costs, as
these costs are difficult for the state to fund, given the state appropriation process. Future
planning and financing strategy efforts need to identify these annual costs and viable annual
funding sources.

Other Phase 1 Funding Sources

Developer Funding

The new rail line and associated flood improvements will provide partial flood protection within
the City of Woodland’s urban limit line, east of County Road 102. Currently this land, like other
areas of Woodland, is exposed to flooding from levee failures along the lower Cache Creek and
the Yolo Bypass. Providing flood protection to this area could generate increased land values
that may be leveraged for rail realignment purposes.

Process and Timing Considerations: Potential revenue sources generated by the increased
development value of this area would have to be secured through development agreement
negotiations between the City of Woodland and interested land developers, contingent on current
flood protection plans and land use entitlement requirements.

Development-Related Revenue Sources

Redevelopment activity in the Cities of Davis, West Sacramento, and Woodland will generate
public revenues in the form of sales, property, and other tax revenues that may be leveraged to
accomplish elements of the Rail Realignment project. Phase 1 improvements will reduce rail
traffic in West Sacramento by eliminating the Woodland freight interchange in the Westgate Yard
and will improve redevelopment prospects in West Sacramento by improving property owner and
developer confidence that rail relocation will be realized. To the extent that Phase 1
improvements catalyze additional development, related revenues could be leveraged to
accomplish future phases.
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Public revenue sources related to redevelopment activity include the following mechanisms,
detailed in Appendix A:

« Infrastructure Financing District/Enhanced Infrastructure Financing District (IFD/EIFD)
e Community Revitalization Investment Authority (CRIA)

e Mello-Roos Community Facilities District (CFD)

« Increased sales and use taxes generated by new development

s Development Impact Fees

e Other Fees and Exactions

* Flood Benefit Assessment District

The primary candidate to secure funding resources resulting from redevelopment activity is the
property tax increment streams generated via implementation of an IFD or EIFD. IFDs and
EIFDs may be formed over noncontiguous geographies and can capture incremental increases in
property tax revenue from future development that would otherwise accrue to the local
jurisdiction’s General Fund. These tax increment revenues can be used to finance public capital
facilities or other specified projects of communitywide significance but cannot be used for
operations or maintenance of those facilities. IFD/EIFD revenues may be pledged to support the
issuance of municipal bonds.

West Sacramento already has formed IFD No. 1 in the east area of the city, bounded on the
south by US Highway 50, on the north and west by West Capitol Avenue, and on the east by the
Sacramento River. West Sacramento also is considering implementation of additional citywide
EIFDs.

Realizing substantial tax increment revenues relies on achieving substantial levels of
redevelopment to increase property values and realize new property tax revenues. Revenue
streams sufficient to support the issuance of debt materialize commensurately with
redevelopment in the EIFD geography, likely 5 to 7 years after project initiation. Use of other
public financing mechanisms, such as a Mello-Roos CFD, as a bridge or gap financing
mechanism, may accelerate the ability to issue debt.

Process, Timing, and Other Considerations for Future Analysis: Future phases of the Yolo Rail
Realignment project should further evaluate the available redevelopment-related public financing
mechanisms. Considerations would include identifying how much redevelopment could occur in
West Sacramento (1) without the Yolo Rail Realignment project and (2) with all or certain
elements of the Yolo Rail Realignment to ascertain estimates of tax increment revenues. The
Partnership should work with the City of West Sacramento to identify the capacity to use
IFD/EIFD revenues for Yolo Rail Realignment purposes, considering the numerous competing
demands for those funds. The degree to which other sources of public revenues (e.g., sales and
use taxes) might be available for rail relocation purposes also should be evaluated as part of
future, more detailed financing strategy work.

Note that should the Partnership consider formation of an EIFD over all of the redevelopment
opportunity areas identified as a part of this process, timing considerations will be of utmost
importance. EIFD formation should occur early enough in the redevelopment process that value
increases associated with redevelopment activity can be captured but also must consider the
limited timeframe over which debt may be issued (30 years).
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Other Public Revenues

Other public revenues could be deployed to accomplish Phase 1 but may be limited by political,
fiscal, or other considerations. Other public revenue sources that could be used theoretically
include General Fund contributions, revenue bonds, municipal lease financing mechanisms, and
voter-approved tax measures. These public revenue sources are not anticipated to play a major
role in accomplishing Phase 1 of the Yolo Rail Realignment project.

Grant Funding Opportunities

Various local, state, and federal grant programs could provide funding for infrastructure projects
such as the proposed Yolo Rail Realignment project. Grant funds are available both for planning
(e.g., design, engineering, and feasibility studies), as well as capital construction costs. Key
opportunities are summarized below, with additional detail attached as Appendix A:

» Key local grant funding opportunities include corporate philanthropy (e.g., Wells Fargo
Community Development Grant Program and Pacific Gas & Electric [PG&E] Economic Vitality
Grant Program), targeting projects and programs that improve economic vitality and
strengthen local communities. The Sacramento Area Council of Governments (SACOG)
provides regional funding for bicycle and pedestrian improvements and other active
transportation projects that improve the region’s active transportation system, air quality,
and overall quality of life. The Yolo-Solano Air Quality Management District Clean Air Funds
Program funds projects designed to reduce emissions, including bicycle and pedestrian
improvements.

o Likely sources of state grant funds include the Recreational Trails Program, Land and Water
Conservation Fund, River Parkways Program, Environmental Enhancement and Mitigation
Program, Affordable Housing and Sustainable Communities Program, Active Transportation
Program, Wildlife Conservation Board Public Access Program, and Caltrans Transportation
Planning Grant.

o Key federal grant funding opportunities include Safe Routes to School; Community
Development Block Grants; Rivers, Trails, and Conservation Assistance Program; Outdoor
Legacy Recreation Partnership Program; and Economic Development Administration.

Note that a key grant funding source for transportation-related projects is the Transportation
Investment Generating Economic Recovery (TIGER) grant program administered by the federal
Department of Transportation. Requisite findings regarding the ratio of project benefits to costs
may be difficult to make for Phase 1 of the Yolo Rail Realignment project; therefore, this
mechanism is discussed in more detail in the next chapter as a funding mechanism for Phase 2.
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5. PHASE 2 DETAIL AND FUNDING CONCEPT

Phase 2 of the Yolo Rail Realignment project will build on the prior phase, using public financing
mechanisms made available by early stages of redevelopment, as well as available grant funds
to further the realignment project. Phase 2 is split into several subphases, defining discrete
components that could be completed at different intervals as funding is available and agreement
from all affected parties (i.e., rail operators, property owners) is secured.

Phase 2A would complete the West Sacramento rail realignment, shifting rail access to the west
side of the City of West Sacramento. Specific elements would include the following components
as depicted on Map 1:

1. Remove six at-grade rail crossings, associated track, and existing yard at Lake Washington
(Map ID #10).

2. Add new rail connection between UPRR mainline and Port of West Sacramento spur rail
terminus (Map ID #11).

3. Construct new rail underpass at Interstate 80 (Map ID #12).
4, Remove Mycon track in West Sacramento (Map ID #14).

5. Construct new railcar interchange facility at West Sacramento (Map ID #15).

As shown in Table 3, conceptual costs for Phase 2A are anticipated to range from roughly
$43.0 million to $91.0 million.

Phase 2B would complete the rail relocation elements in the Cities of Davis and Woodland,
including removing UPRR track between the two cities, rerouting CNFR traffic through Conaway
Ranch, and realigning the SERA track to the northern section of Woodland. Specific elements
would include the following components:

1. Realign the short-line track to connect with the line north of Woodland (Map ID #5).
2, Construct new service and storage yard near Sugarfield, north of Woodland (Map ID #6).

3. Remove nine at-grade railroad crossings and associated track, spur line, and service and
storage yard in Woodland and remove three at-grade railroad crossings and associated track
in Yolo County (Map ID #7).

4, Optional Rails-to-Trails opportunity between Davis and Woodland (Map ID #8).

5. Remove four at-grade railroad crossings, associated track, and existing wye in Davis
(Map ID #9).6

6 Davis portion also could include a potential Second Street connection.
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Excluding the optional Rails-to-Trails element, which could be completed at a later stage,
Phase 2B conceptual costs are estimated to total between $18.0 million and $38.0 million. The
Rails-to-Trails component conceptually is estimated to cost from $19.0 million to $41.0 million.

The final element of Yolo Rail Realignment project is represented by Phase 2C and would include
removal of the Fremont Trestle across the Yolo Bypass at an estimated cost of $3.4 million to
$7.4 million (Map ID #4). This element is not crucial for rail relocation purposes but would be
made possible by the Rail Realignment project and would have salutary flood protection effects.

Accomplishing the initial stages of rail relocation will complement early stages of development of
the West Sacramento parcels, potentially unlocking funding sources (i.e., property tax increment
revenues) that could accommodate Phase 2 of the Yolo Rail Realignment project. Use of public
revenues generated by redevelopment would be subject to substantial additional analysis, as
well as interagency discussions and agreement. These are the primary sources of funding that
may be available to accomplish Phase 2 of the Yolo Rail Realignment project. Additional funds
also may be obtained from various grant funding programs. A key element to accomplishing
Phase 2 also will include coordination with the rail operators and property owners, as rerouting
of train traffic will require their cooperation and consent.

Funding Concept

Because of the highly conceptual nature of the Yolo Rail Realignment project phasing strategy,
estimated costs, and additional coordination that needs to occur between all parties involved,
establishing more than a conceptual funding strategy is premature. This section offers a brief,
high-level overview as an outline of elements and concepts to explore as part of future planning
and financing strategy efforts. Additional analysis will be necessary to establish specific
elements of a funding strategy and should be addressed as part of subsequent phases of Yolo
Rail Realignment project planning efforts.

Development-Related Revenues

As West Sacramento redevelopment proceeds, the tax-increment revenues generated by the
existing IFD No. 1 and the future citywide EIFDs may be available to fund Phase 2A. Accessing
tax increment funds for Phase 2B will be more difficult, unless an interagency agreement
between the Cities of Davis, West Sacramento, and Woodland can be established to leverage tax
increment monies generated from West Sacramento to fund the Phase 2B elements. Once
Phase 2B is accomplished, redevelopment occurring in Davis and Woodland also will generate
tax-increment revenues that could be used to “reimburse” West Sacramento or to fund the
proposed Rails-to-Trails project between Woodland and Davis.

Grant Funding

The local, state, and federal grant funding opportunities outlined in the previous chapter also
would be applicable for planning and capital construction costs related to Phase 2. As
discussed, a key Phase 2 grant funding opportunity with implications for future planning efforts
is the federally administered TIGER program. Key elements of that program are detailed below.
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TIGER Grant Funding Detail

National Infrastructure Investments, or TIGER Discretionary Grants, originally were funded
through the American Recovery and Reinvestment Act of 2009. More recently, they have been
funded annually through the appropriations process. Funds for the Fiscal Year (FY) 2015 TIGER
Program, the most recent year for which funds were available, will be awarded on a competitive
basis for road, rail, transit, bicycle/pedestrian, port, and multi-modal projects that will have a
significant impact on the nation, a metropolitan area, or a region. FY 2015 applications were due
June 5, 2015.

Eligible project sponsors include any public entity, including municipalities, counties, port
authorities, tribal governments, Metropolitan Planning Organizations, or others. Projects may be
multijurisdictional. Priority is given to projects that “demonstrate strong collaboration among a
broad range of participants, integration of transportation with other public service efforts, or
projects that are the product of a robust planning process.”

These were the FY 2014 rail projects funded, for which both planning and construction grants
were awarded:

« New England Central Railroad Freight Rail Project in Connecticut—$8,183,563 for
construction.

s« Providence Streetcar in Rhode Island—$13 million for construction.

e M-1 Fixed Rail Streetcar Project in Michigan—$12.2 million for construction.
e St. Paul Rail to Multimodal Corridor Plan in Minnesota—$100,000 in planning.
» MRC Railroad Reconstruction in South Dakota—$12.6 million in construction.

+ Willowbrook/Rosa Parks Station Master Plan Implementation Project in California—
$10.25 million for construction.

TIGER grant applications are highly competitive, but it is anticipated the Yolo Rail Realignment
project would be a candidate for funding. One key to a successful application for TIGER
construction funds is documenting that the proposed project generates a benefit-cost ratio
exceeding 1.0, in accordance with benefit categories identified by the Federal Department of
Transportation. Eligible, quantifiable benefits associated with the proposed Yolo Rail Realignment
project may include these:

Increased property value, net of developer investment, which can be linked directly to the
proposed project and supported by peer-reviewed literature.

e Safety benefits associated with removing at-grade crossings.
e« Reduced long-term maintenance costs associated with replacing old infrastructure.
s Saving travel time.

¢« Reduced noise,
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e Environmental sustainability—reduced greenhouse gas emissions.

s Saving operating costs, potentially related to road maintenance and CCSB sediment removal.

Grant Application Process and Considerations: Upon the appropriation of funds, the federal
government will issue a Notice of Funding Availability (NOFA). Preapplications typically are due
within 3 to 4 weeks, with full applications for funding due roughly 8 weeks after NOFA issuance.
The benefit-cost analysis element can be a time-consuming and costly element of applications for
construction funds. To be prepared for potential grant opportunities, engaging economic and
transportation consultants to evaluate viability of the project in meeting benefit-cost analysis
ratio requirements should be considered as part of project next steps.

Other Funding Sources

The Fremont Trestle across the Yolo Bypass parallel to Interstate 5 is a flood flow impediment
and could be removed to enhance conveyance capacity. If the new rail line is constructed, the
track and trestle would no longer be needed to provide access to West Sacramento from
Woodland. Removal of the Fremont Trestle is not, however, a critical element of the Yolo Rail
Realignment project, in that it does not generate substantial redevelopment opportunities.
Therefore, this element likely will be funded by a combination of DWR and USACE monies as part
of implementing larger flood control projects.

Other Phase 2 Considerations

It is important to note that successful implementation of Phase 2 will require demonstrating to
UPRR and CNFR that rerouting CNFR traffic out of Davis and Woodland on a line shared with
SERA traffic is a viable and cost-effective alternative. Key incentives for UPRR and CNFR will
have to be identified and may include opportunities to serve additional industrial users in
Woodland, as well as potential partnerships with the Yolo County Central Landfill for waste-by-
rail or waste-to-energy opportunities.

Future phases of Yolo Rail Realignment project efforts will need to examine these elements
further to determine if these opportunities present sufficient incentives for cooperation between
the various rail operators.
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6. IMPLEMENTATION MEASURES AND NEXT STEPS

The preceding chapters outlined a conceptual phasing and funding concept for the Yolo Rail
Realignment project; a more formal additional planning and feasibility analysis is needed as an
immediate next step. Each phase and element of the proposed Rail Realignment project hinges
on several related items, as summarized by Table 5. Key short-term (i.e., over the next

1 to 5 years) and ongoing implementation elements on which the Partnership should focus
include the following action items:

1. Seek to secure additional grant funding to conduct additional planning, feasibility,
and funding studies. Additional planning and feasibility analysis will be necessary to
further the efforts of the Partnership. The Partnership should seek additional planning grant
funds to continue the work conducted to date, focusing on additional Economic Development
Administration and other grant programs to secure additional rounds of funding for planning
purposes.

2. Work with the USACE to establish terms and processes to use funds programmed
for the Sacramento Weir and Trestle widening for SERA Rail Relocation. The
Partnership, with SAFCA acting in the lead, should establish contact with USACE staff to
determine the process to shift funds from the proposed Sacramento Weir and Trestle
widening project to the rail relocation-compatible alternative.

3. Work with DWR and the Yolo County Central Landfill to establish terms for transfer
of CCSB sediment to the landfill. The Partnership should initiate contact with DWR staff
to determine if there is potential for the state to participate in the capital costs associated
with rail relocation in exchange for the Partnership providing an annual funding source to
transfer CCSB sediment. Yolo County staff should work with the Yolo County Central Landfill
to determine if this approach is viable from their perspective and ascertain what level of cost
participation could be secured from the Yolo County Central Landfill. Finally, a funding
strategy for the remaining annual costs needs to be established and may be established as
part of the additional financing analysis discussed below.

4. Coordinate with Railroad Operators to determine terms needed for their support of
the proposed Yolo Rail Realignment project. The Partnership should continue to meet
with SERA, UPRR, and CNFR representatives to ascertain key terms needed to secure their
cooperation and participation in the Yolo Rail Realignment project. Commencement of
Phase 1 will require SERA and UPRR buy-in, while later stages will be contingent on
incentives to secure UPRR and CNFR agreement.

5. Prepare a detailed financing strategy to program funds both for capital
improvements and annual costs of CCSB material transfer. Evaluate viability of
financial partnership between local jurisdictions, likely considering economic benefits each
jurisdiction receives from relocation. Interagency partnerships will be critical to securing the
necessary funds for Yolo Rail Realignment project elements. The Partnership should evaluate
the viability of a cross-jurisdictional funding strategy, likely hinging on implementation of an
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Assessment Area #3: Funding Concepts
Final Report March 1, 2016

EIFD over the affected redevelopment opportunity areas. The capacity for EIFD tax
increment and associated bonding capacity should be evaluated in more detail, with
consideration given to likely phasing and absorption of new development and the associated
timing of anticipated revenues.

Conduct preliminary benefit-cost analysis as part of the planning process to
complement future TIGER grant applications for project construction. The
Partnership may consider conducting preliminary benefit-cost analysis to ascertain the
viability of securing future TIGER grant revenues. The TIGER benefit-cost analysis can be a
time-consuming and intensive undertaking. Because the grant application timeframe is
relatively narrow, and because grant funding is contingent on demonstrating that project
benefits outweigh costs, it would be ideal to conduct preliminary analysis in concert with the
project planning process to ensure the project meets TIGER eligibility criteria.

Ensure ongoing coordination with City of Woodland flood protection plans.
Realignment of the SERA line in the northern section of the City of Woodland is contingent on
a flood control solution for the city. The Partnership should remain engaged in these
discussions to ensure that plans for flood protection consider and accommodate Yolo Rail
Realignment project objectives.
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APPENDIX A:

Other Financing Mechanisms and
Grant Funding Opportunities

Table A-1 Summary of Potential Local, State, Federal
Government, and Private-Sector Funding
Mechanisms by Expenditure Category ....cvovviiiiviiiiniiniennens A-1

Table A-2 Local, State, Federal Government, and
Private-Sector Funding Options Detail—
Project Planning (6 PagesS) .cc.ucvevrrararsicirisiriisisiicssirncanssses A-2

Table A-3 Local, State, Federal Government, and
Private-Sector Funding Finance Options Detail—
Capital Improvements (7 Pages) coccovviviiriniirnincnninnnininan. A-8

Table A-4 Local Government and Private-Sector
Funding Finance Options Detail—
Operations and MaintenancCe ......coovviviiiiiiiiiin i, A-15
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