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2017 Industrial Rail and Transportation Study

Prepared for City of Becker, Minnesota

1 Introduction

The City of Becker, in order to take the lead in development of a rail-served industrial park south
of U. S. Highway 10 (TH 10), has ordered a high level transportation study of rail, highway, and
street improvements to facilitate development of the park. This report reviews options to provide
rail service to the property between Xcel Energy’s Sherco Plant and TH10, as well as traffic
improvements, including the County Road 8 (CR 8), Minnesota Highway 25 (TH 25) and their
intersection with TH 10, along with revised alignments of frontage roads on both sides of TH 10.

The report discusses various transportations options and the costs involved with each option.
This document will be used in planning discussions with the City, Sherburne County, Minnesota
Department of Transportation (MnDOT), Xcel Energy, potential industrial park users, and other
interested stakeholders. Additionally, the report will support potential funding requests to help
facilitate development of the industrial park and related transportation improvements.

In preparation of this report, there have been multiple meetings with staff members from the City
of Becker, Sherburne County, Xcel Energy, MnDOT, and the BNSF Railway Co. (BNSF). The
attached drawings have been prepared with information and suggestions from these groups. The
report outlines and discusses the following:

a) A background and the purpose of the study.

b) Rail served industrial park transportation needs.
c) Transportation improvement options.

d) Budgetary costs.

2 | Background

With the announcement of the retirement of two of the three coal burning generators at the
Sherco Power Station, scheduled for 2023 and 2026, the City of Becker could be in a position of
reduced tax revenues. As a possible solution to this problem, the City in working with Xcel
Energy, is looking to support the development of excess Xcel property within the Becker city
limits into an expansion of industrial park to facilitate commercial and industrial growth, thereby
offsetting the loss of tax revenue from the decommissioning of the two coal burning units at
Sherco. In addition to providing tax revenue, a vibrant industrial park will support local
businesses, attract new residents, and help offset job losses with a reduction of staff at possible
Sherco.

To understand the transportation challenges, needs, and potential costs, the City of Becker
commissioned Short Elliott Hendrickson, Inc. (SEH®) to study the transportation issues
associated with growth and development of an expanded industrial park. SEH has met with City
and County officials, MnDOT, Xcel Energy, BNSF Railway staff, and potential industrial park
users, to outline an approach for transportation that will support the park by improving movement
of vehicles to the park.
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By enhancing current connections to the BNSF by Xcel Energy on the west side of Becker, as
well as a local connection to the BNSF on the east end of the City, the industrial park has
advantages over industrial parks without rail service. Similarly, the City of Becker is served by a
developed highway system, providing high speed travel to the industrial park access points.

3 | Industrial Park

Xcel Energy owns significant areas of property around Sherco. The area north of the plant
bounded by the coal rail line on the west, TH 10 on the north, Hancock Street and Industrial
Boulevard on the east, and Liberty Lane on the south; is well situated to take advantage of
current rail service, road and street networks, and existing public and private utilities. The
ultimate layout of the expanded park is dependent on the end user requirements.

a) Rail Service: Additional rail service to the park can be provide by two methods,
depending on the end user.

e Manifest Service: Service in which a local train, provided periodically by BNSF, to
pick up and drop off small groups of cars. This is how Liberty Paper is currently
served.

e Unit Train Service: Where there are at least 100 cars in a single train loaded with
the same commodity. This is how Xcel Energy is currently provided coal.

b) Manifest Rail Service is likely the entry level of service for the industrial park. It can be
provided by connection to the track that currently serves Liberty Paper south of Liberty
Lane. This track has an existing mainline switch east of the Liberty Lane/TH 10
intersection, providing service from the east. Figure 1 shows anticipated expanded
manifest track for industrial park to serve Lots 1 and 2.

Ultimately, this track may be connected to the existing Sherco loop track to provide
connection to the west. Manifest Rail Service could be expanded to Unit Train Service
from the east, as well by adding additional tracks for rail car storage.

As other properties develop in the area and applicable rail right-of-way is dedicated,
Manifest Rail Service can be provided from this eastern connection.

Manifest Rail Service expansion from the existing rail line south of Liberty Lane requires
a surface rail crossing on Liberty Lane. This crossing is expected to be signalized to warn
Liberty Lane traffic.

A future decision point for the industrial park development will be, to determine when the
volume of train traffic over the crossing requires a rail connection to the Xcel Energy rail
loop. Liberty Lane is an active street providing access to the Sherco Plant and Liberty
Paper. Significant crossing occupation by a Manifest Train will hamper vehicular
movement.

¢) Unit Train options are important to attract larger tenants to the industrial park. The
existing Xcel Energy rail loop for current coal operations is a key component to providing
Unit Train Rail Service to the expanded industrial park. The current Unit Train loop has a
mainline switch south of TH 10 near the current intersection with TH 25, with service from
the west. As the tenant’s needs develop, an additional mainline switch with connection
from the east will provide the Unit Train loop better service and destination options.
Figures 1 and 2 show the Unit Train track in several options for development and phasing
of track construction.
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The fully developed layout, as shown, assumes the Sherco coal delivery options remain
as they are today. Considering the future plant fuel conversion, the amount of train
activity for coal will reduce, allowing more of the existing track capacity to be available for
new industrial park service. Therefore, ultimately the amount of new track needed will
depend on the timing of the need for rail service.

Not shown in any layouts or related cost estimate, is track needed for additional
development east of the current Sherco unit tracks. There are many potential options,
and these layouts will be developed as a user is determined.

4 | Industrial Park Transportation and Roadway
Alignments

Future development of industrial park land uses southwest of TH 10 will require an effective
supporting roadway system to convey materials, products, staff, and customers to and from TH
10. TH 10 intersections that are anticipated to continue to provide access to the study area
include Liberty Lane, Hancock Street, and a realigned CSAH 8. This supporting roadway would
serve as a collector to connect TH 10 intersections with developing industrial park sites, provide
alternative routes to gain access to eastbound or westbound TH 10, and would serve as an
alternative for local trips that may not need to use TH 10.

Figure 1 includes a potential alignment for a collector roadway that parallels TH 10 between
existing CSAH 8 and Hancock Street. The alignment is depicted as a frontage road following the
BNSF mainline railroad right-of-way to maximize parcel sizes to the south and west. It is also
feasible to choose alternative alignments that sever the developable acreage and create parcels
on each side of the collector roadway.

As shown, following the collector roadway to the south and east, it joins Hancock Street which
then intersects with Industrial Boulevard, then Sherburne Avenue, then Liberty Lane, before
intersecting with TH 10. This path follows the perimeter of the site which is currently being
considered for development. If site design allows, it may be advantageous for the road to
traverse the site, making a more direct connection between Hancock Street and Liberty Lane.

The existing CSAH 8 intersection with TH 10 would be realigned to the northwest, creating a
common intersection with realigned TH 25 north of TH 10. The industrial park collector roadway
would follow the existing CSAH 8 alignment westerly until it intersects with the realigned CSAH 8,
as described in the next section of this report.

5 | Related Transportation Improvements
5.1 | Realignment of TH 25 and CSAH 8

The functionality of the regional roadway network will be improved if direct connections are made
between TH 10, TH 25, and CSAH 8. As depicted in Figures 3, 4, 5, 6, 7, and 8 realignment of
CSAH 8 and TH 25 to a common point on TH 10 would achieve this. The figures show roadway
alternative alignments, as well as various at-grade and grade separated options.
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Figures 3, 4, and 5 show a full realignment along a new roadway corridor with CSAH8/TH 25
intersecting TH 10 at right angles. Constructing roadways on a new alignment will limit traffic
disruption during construction, and creates a larger land area mass to accommodate industrial
park development. Figure 6 depicts a north-south skewed crossing of TH 10 by TH 25/CSAH 8.
The skewed crossing would reduce the amount of new roadway right-of-way to be established,
but would be more disruptive to traffic during construction and be more costly to construct.

Figures 7 and 8 show realignment of TH 25 and CSAH 8 to create a common right angle crossing
of TH 10 occurring within a folded diamond interchange which includes a loop exit ramp from
westbound TH 10 to TH 25. This configuration allows connection of a local street on the opposite
side of the ramp terminal intersection. Figure 7 shows the local street as an extension of 1%
Street while Figure 8 shows the local street as an extension of Edgewood Street.

Roadway and intersection realignment is complimentary to local land use planning on both sides
of TH 10 in Becker. The industrial park area would be better served with improved regional
connectivity to TH 10, but also includes a direct route across the Mississippi River to 1-94 via
CSAH 8 and TH 24.

5.2 | Extension of Edgewood Street/1st Street

The roadway system and land uses north of TH 10 will also benefit from a new major intersection
of TH 25 and CSAH 8 with TH 10. Closure of the exiting Edgewood Street access to TH 10 is
anticipated at some point in the future. When closed, Edgewood Street should be extended
westerly and northerly along the east side of TH 25, until intersecting with the County Public
Works facility access road. Potential alignment options for Edgewood/1st Street are depicted in
Figures 3, 4, 5, 6, 7, and 8.

Figures 7 and 8 show an interchange type that could local street connection to TH 25 within the
TH 10 interchange. This would have less impact to local travel patterns but also create less
developable highway frontage than the previous alternatives.

Alternate configurations of the Edgewood/1%t Street intersection could have 1st Street forming a “T”
intersection with Edgewood Street as shown in Figures 3 and 8, or could have Edgewood “T-ing”
with 15t Street as shown in Figure 4 and 7. Figures 3 - 6 show various alignment Options A, B, C,
and D which present varying separation from TH 25 for commercial/retail development along that
frontage road. In addition, each alignment alternate offers a different intersection spacing / offset
distance from TH 25. Optimizing this intersection offset distance will allow intersection traffic
operations to be effective in the long term. The pros and cons of these alignment options should
be considered in selection of a preferred alternative.
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6 | Budgetary Cost Estimates

a) Rail: The cost for rail will vary based on the need of the tenant and growth of the park

over time. Initial development is expected to be served with manifest service, with

connection to the existing manifest track crossing Liberty Lane. The cost of manifest
track construction has been broken into two phases. Phase 1, service for Lot 1, and
Phase 2, service for Lot 2. See Figure 1 for location of Lots 1 and 2, and Figure 9 for cost

of manifest rail service.

Unit Train Service will vary based on timing of the service need and the existing track
volume requirement by Sherco’s coal operations. The costs, shown in Figure 10, assume
the current level of coal operations remains the same and is considered a worst case
option. As coal operations reduce, more track capacity will be available for industrial park
operations, thereby potentially reducing track construction requirements. Right of way
costs are not included, as the needed area is expected to be dedicated by the industrial

park land owners.

Rail Costs

Manifest Service Phase 1 (Lot 1) $4,103,000
Manifest Service Phase 2 (Lot 2) $1,485,000
Unit Train Service $10,375,000

b) Roadways: The anticipated cost of roadway improvement alternatives depicted in Figures

3,4,5,6,7,and 8 are broken into components as shown in Table 1 planning level.

Estimates are assumed in 2019 dollars, and include construction costs, design, and

construction administration costs.

Table 1 — Summary of Costs for Roadway Alternatives

1

2

3

Realignment to intersect TH 10 at realigned TH 25 as shown in each figure.
Realignment to intersect TH 10 at realigned CSAH 8 as shown in each figure.

Includes at-grade signalized intersection at TH 10 and at-grade crossing of BNSF tracks in Figures 3 and

4; Interchange with bridges over TH 10 and over BNSF tracks in Figures 5, 6, 7 and 8.

Old CSAH 8 reconstruction shown in Figures 3, 4, 5, 6, 7 and 8 plus extension as a frontage road

southeasterly to Hancock Street as shown in Figure 1.

Figures 3, 4, 5 and 6 have alternative Edgewood/1st Street alignments that vary in cost depending on
other elements in each Figure; Option B is shown in the table; the highest cost each of the others is:

Option A= $2.68M; Option C= $2.41M; Option D= $2.59M.

Right of Way costs are not included, see Table 2 for Right of Way acreage estimates.

Alternative CSAH 8 TH 25 TH 10 Old CSAH8 Edgewood Total
Realignment® | Realignment? Intersection® Collector = — Option B®
Roadway*
Figure 3 $2.94M $1.07M $2.67M $6.60M $2.38M $15.66M
Figure 4 $2.94M $1.07M $2.67M $6.60M $2.10M $15.38M
Figure 5 $2.83M $1.41M $16.33M $6.60M $2.38M $29.55M
Figure 6 $2.62M $1.91M $17.82M $5.90M $2.38M $30.63M
Figure 7 $2.83M $1.44M $16.82M $6.60M $1.91M $29.60M
Figure 8 $2.83M $1.44M $16.82M $6.60M $1.98M $29.67M
Notes:
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Table 2 — Right of Way Area Estimates for Roadway Alternatives!?

Alternative CSAH 8 TH 25 TH 10 Old CSAH8 Edgewood Total
Realignment  Realignment Intersection Collector — Option B
Roadway
Figure 3 11.5 1.8 0 21.0 8.5 42.7
Figure 4 11.5 1.0 5.6 21.0 7.3 46.4
Figure 5 11.5 1.8 6.6 21.0 8.6 49.4
Figure 6 8.9 0 5.2 19.7 8.6 42.4
Figure 7 115 0 10.5 21.0 4.1 47.1
Figure 8 11.5 0 10.5 21.0 1.8 44.8
Notes:

1 All values are in acres

2 Figures 3, 4, 5 and 6 have alternative Edgewood/1st Street alignments with varying acreages depending
on other elements in each Figure; Option B is shown in the table; the largest area for each of the others is:
Option A= 8 acres; Option C= 8.8 acres; Option D= 9.7acres

3 Right of way area is based on 60 feet from centerline on each roadway; interchange areas are defined by
60 feet from ramp centerlines.

7 | Conclusions

A rail-served industrial park in Becker has the potential for helping the City:

a) Grow its tax base and off-set any impact of potential tax revenue reductions due to
changes at Xcel Energy at Sherco.

b) Support current local businesses and attract additional residents to the City.

The best approach for rail service will be to scale the proposed rail improvements as
needed, to serve industrial park tenants as they develop. We do not suggest a significant
buildout up front to attract tenants, rather a “be ready to react” approach is more prudent.
Additionally, we suggest keeping abreast of federal and state programs to help with
funding for rail construction and industrial park development.

¢) Roadway Conclusions

The City, County, and State should continue to collaborate in the development of regional
and local roadway improvements plans that improve mobility, improve safety, and foster
growth and economic development along the TH 10 corridor. Transportation
improvement elements identified in this study mutually benefit public and private
interests. Realization of the roadway improvement elements defined in this study will be
land use driven. Continued coordination with Xcel Energy, BNSF Railroad, and other
stakeholders is critical for successful implementation.

MnDOT staff has advised that the concepts considered in this study appear to be feasible
(no fatal flaws) as part of a long range plan. Programming for an interchange at TH 10
and TH 25 would need to be outside of the current fiscal constraints of the Minnesota
State Highway Investment Plan (MnSHIP).
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Short term safety improvements supported by MnDOT at the existing TH 10 and TH 25
intersection would include an at-grade Reduced Conflict Intersection (RCI) with
signalized conflict points which appears to be feasible without significant realignment. If
considered, TH 25 intersection realignment options, whether at grade or grade
separated, should be based on future development planning.

The next steps in project development should include:

e Continued efforts to build and maintain consensus between public agencies and
private partners.

e Determination of environmental reviews needed for implementation of individual
projects elements.

e A more thorough alternatives scoping exercise to narrow the field of alternatives.

e Review public and private financing opportunities recognizing MnDOT's position
relative to programming constraints.
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Figures

Figure 1 - Industrial Rail and Transportation Study Area

Figure 2 — Industrial Rail and Transportation Study Area - Details
Figure 3 - TH 10/CSAH 25 At-Grade Intersection - Alternate 1
Figure 4 — TH 10/CSAH 25 At-Grade Intersection - Alternate 2

Figure 5 — TH 10/CSAH 25 Interchange - Alternate 1
Figure 6 — TH 10/CSAH 25 Interchange — Alternate 2
Figure 7 — TH 10/CSAH 25 Interchange — Alternate 3
Figure 8 — TH 10/CSAH 25 Interchange — Alternate 4
Figure 9 — Manifest Rail Costs

Figure 10 — Unit Train Rail Costs
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BECKER INDUSTRIAL PARK 7126/2017
MANIFEST RAIL SERVICE
SEH NO. BECKR 140932
FIGURE 9
LOT 1
COST ESTIMATE
ITEM _[ITEM DESCRIPTION QUANTITY UNIT UNIT COST TOTAL COST
RAILROAD TRACK
1 RAILROAD TRACK 11,100.00 LIN FT $155.00 $1,720,500.00
2 NO. 11 TURNOUT 1.00 EACH $110,000.00 $110,000.00
3 NO. 9 TURNOUT 5.00 EACH $85,000.00 $425,000.00
4 CONCRETE CROSSING PANELS 150.00 EACH $450.00 $67,500.00
5 SIGNAL LIGHTS 1.00] LUMP SUM $100,000.00 $100,000.00
RAILROAD TRACK SUBTOTAL $2,430,000.00
GRADING, DRAINAGE, PAVEMENT & UTILITIES
6 COMMON EXCAVATION 45,000.00 CU YD $3.50 $157,500.00
7 TOPSOIL STRIP & STOCKPILE 15,000.00 CU YD $3.50 $52,500.00
8 TOPSOIL RESPREAD 2,500.00 CU YD $3.50 $8,750.00
9 CLASS 5 AGGREGATE BASE 10,500.00 CU YD $32.00 $336,000.00
10 GEOGRID 30,000.00 SQ YD $4.00 $120,000.00
11 CULVERTS 200.00 LIN FT $50.00 $10,000.00
12 SEEDING 4.00 ACRES $3,000.00 $12,000.00
13 SILT FENCE 1,000.00 LIN FT $4.00 $4,000.00
14 PAVEMENT PATCH 1.00| LUMP SUM $15,000.00 $15,000.00
15 ADJUST EXISTING UTILITIES 1.00] LUMP SUM $25,000.00 $25,000.00
GRADING AND PAVEMENT SUBTOTAL $750,000.00
CONSTRUCTION SUBTOTAL $3,180,000.00
3% MOBILIZATION, DEMOBILIZATION & INSURANCE $96,000.00
15% CONTINGENCY $477,000.00
6% ENGINEERING $191,000.00
5% FISCAL, ADMINISTRATIVE, LEGAL $159,000.00
GRAND TOTAL $4,103,000.00
LOT 2
COST ESTIMATE
ITEM
NO. ITEM DESCRIPTION QUANTITY UNIT UNIT COST TOTAL COST
RAILROAD TRACK
1 RAILROAD TRACK 4,300.00 LIN FT $155.00 $666,500.00
2 NO. 9 TURNOUT 2.00 EACH $85,000.00 $170,000.00
RAILROAD TRACK SUBTOTAL $840,000.00
GRADING, DRAINAGE & PAVEMENT
3 COMMON EXCAVATION 25,000.00 CU YD $3.50 $87,500.00
4 TOPSOIL STRIP & STOCKPILE 5,000.00 CU YD $3.50 $17,500.00
5 TOPSOIL RESPREAD 1,500.00 CU YD $3.50 $5,250.00
6 CLASS 5 AGGREGATE BASE 3,800.00 CU YD $32.00 $121,600.00
7 GEOGRID 12,300.00 SQ YD $4.00 $49,200.00
8 CULVERTS 150.00 LIN FT $50.00 $7,500.00
9 SEEDING 3.00] ACRES $3,000.00 $9,000.00
10 SILT FENCE 750.00 LIN FT $4.00 $3,000.00
GRADING AND PAVEMENT SUBTOTAL $310,000.00

CONSTRUCTION SUBTOTAL

3% MOBILIZATION, DEMOBILIZATION & INSURANCE

15% CONTINGENCY

6% ENGINEERING

5% FISCAL, ADMINISTRATIVE, LEGAL
GRAND TOTAL

P:\AE\B\BECKR\140932\2-proj-mgmt\25-cost-est\[Becker Cost Estimate.xIsx]Manifest Service

$1,150,000.00
$35,000.00
$173,000.00
$69,000.00
$58,000.00

$1,485,000.00
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BECKER INDUSTRIAL PARK 7/10/2017
UNIT TRAIN SERVICE
SEH NO. BECKR 140932
FIGURE 10
COST ESTIMATE
ITEM
NO. ITEM DESCRIPTION QUANTITY UNIT UNIT COST TOTAL COST
RAILROAD TRACK
1 RAILROAD TRACK 23,300.00 LIN FT $155.00 $3,611,500.00
2 NO. 11 TURNOUT 19.00 EACH $115,000.00 $2,185,000.00
3 NO. 15 TURNOUT - MAINLINE 1.00 EACH $850,000.00 $850,000.00
4 CONCRETE CROSSING PANELS 50.00 LIN FT $450.00 $22,500.00
5 TRACK REMOVAL/SALVAGE 1,280.00 LIN FT $90.00 $115,200.00
6 CTY RD 8 SIGNAL MODIFICATIONS 1.00| LUMP SUM $100,000.00 $100,000.00
RAILROAD TRACK SUBTOTAL $6,890,000.00
GRADING, DRAINAGE & PAVEMENT
7 COMMON EXCAVATION 125,000.00 CU YD $3.50 $437,500.00
8 TOPSOIL STRIP & STOCKPILE 25,000.00 CU YD $3.50 $87,500.00
9 TOPSOIL RESPREAD 5,000.00 CU YD $3.50 $17,500.00
10 CLASS 5 AGGREGATE BASE 17,000.00 CU YD $32.00 $544,000.00
11 GEOGRID 51,000.00 SQ YD $4.00 $204,000.00
12 CULVERTS 750.00 LIN FT $50.00 $37,500.00
13 SEEDING 10.00f ACRES $3,000.00 $30,000.00
14 SILT FENCE 2,500.00 LIN FT $4.00 $10,000.00
15 PAVEMENT PATCH 1.00{ LUMP SUM $10,000.00 $10,000.00
16 ADJUST EXISTING UTILITIES 1.00{ LUMP SUM $25,000.00 $25,000.00
GRADING AND PAVEMENT SUBTOTAL $1,410,000.00

CONSTRUCTION SUBTOTAL
3% MOBILIZATION, DEMOBILIZATION & INSURANCE
15% CONTINGENCY

4% ENGINEERING

3% FISCAL, ADMINISTRATIVE, LEGAL

P:\AE\B\BECKR\140932\2-proj-mgmt\25-cost-est\[Becker Cost Estimate.xIsx]Manifest Service

GRAND TOTAL

$8,300,000.00
$249,000.00
$1,245,000.00
$332,000.00
$249,000.00

$10,375,000.00
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Building a Better World for All of Us

Sustainable buildings, sound infrastructure, safe transportation systems, clean water,
renewable energy and a balanced environment. Building a Better World for All of Us communicates
a companywide commitment to act in the best interests of our clients and the world around us.

We’'re confident in our ability to balance these requirements.
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