
  

T i e r ra  R i ght  o f  W ay  S e rv i ce s ,  L td .   
L es l i e  F in d lay ,  De s i gna t ed  B roke r  
8685  Mar t i n  W ay  E as t ,  S u i te  203   ●   L ac e y ,  W ash i ngton  98 516   ●   Pho ne :  20 6 . 363 . 155 6    
R igh t  o f  W ay  ●  C u l t u ra l  Re sou rces  ●  Env i ronm ent a l  P l ann ing  
To l l  F re e :  800 . 887 . 0847   ●   www. t i e r ra - ro w . com  

 
ADMINISTRATIVE SETTLEMENT MEMORANDUM 

 
Date: 2/8/2022 
 
To: Monica Thompson, Senior Park Planner, Lynnwood Parks, Recreation & Cultural Arts 
 
From: Chantel Ham, Senior Right-of-Way Agent 
 
Subject: Administrative Settlement Justification 
 
Project: Scriber Creek Trail Project 
 Parcel Number: 00608400300104 
 Property Owners: Dwight Thompson and Jedi Partners, LLC 
 
Background: 
The Scriber Creek Trail project is the first phase of a larger project that will extend Scriber Creek Trail 
from Wilcox Park north to Lund’s Gulch and Meadowdale Beach Park.  This phase links Scriber Lake Park, 
Sprague’s Pond Mini Park, Scriber Creek Park, the interurban trail to a Multi-modal connection between 
Lynnwood’s PSRC designed Regional Growth Center and City Center Sub Area, the interurban trail, The 
Lynnwood Transit Center, and the future Lynnwood Link light rail station (2023). 
 
As a part of this project the city offered to purchase 6,708 square feet in fee, 799 square feet in a 30-month 
temporary easement, and improvements, for a total of $86,800 on June 17, 2021. The acquisition will reduce 
the fee simple area from 76,900 to 70,192 square feet. A portion of the parcel, approximately 44,867 square 
feet, is covered by Sprague Pond and wetlands.  The appraisal indicated the before usable site area was 
32,033 square feet. Of the 6,708 square feet requested in fee, 2,548 square feet are within the usable site 
area. The parcel will remain similar shape and utility in the remainder scenario. The appraisal assumed the 
backflow device and would not be impacted and there is adequate parking in the remainder to support 
highest and best use at time of valuation. 
 
Dwight Thompson shared several concerns at the offer presentation and during the proceeding negotiation 
regarding valuation. A counteroffer of $104,325, additional $17,525, was received on January 19, 2022.  
The basis for the counteroffer includes valuation of the 4,160 square feet of the fee acquisition that was 
deemed unusable, discrepancy of the improvement valuation, installation and reconnection of the backflow 
device, and loss of two parking stalls. 
 
Discussion: 
There are three segments of valuation addressed with the counteroffer. The first regards the valuation of 
the land in fee. The appraisal valued the 2,548 square feet of the usable portion to be acquired in fee at $27 
per square foot, or $68,900 based on similar land sales comparables. However, the remaining 4,160 square 
feet of acquisition area was given zero contributing value. The parcel owners suggest that while that square 
footage is in pond and wetlands it does add contributory value through privacy, setback, and aesthetic. The 
parcel directly west, AFN #00608400300106, is a non-buildable 69,320 square foot lot almost entirely 
encumbered with Sprague Pond and wetland. The 2021 assessment valuation of that parcel indicates $.44 
per square foot. The counteroffer includes an additional $1,872, or $70,772 for the 6,708 square feet in fee 
supported by $27 per square foot for the usable portion, and $.44 per square foot for the unusable portion, 
based off the adjacent parcel assessed value. 
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The second portion of the counteroffer is an additional $3,127, or $15,677 in total improvement valuation.   
The owners expressed discrepancy in valuation of the monument sign, asphalt unit value and felt that 50 
linear feet of curbing was not included in the offer.  
 
The parcel owners believed the monument sign was under valued at $854. While the sign is older, it is still 
in usable condition. When the project is completed, the owners will have to replace with a new sign. The 
parcel owners are requesting $2,000 towards the 4’ x 4’ monument sign. A cursory on-line search for 
monument signs in Snohomish County produced an average of $275 square foot with a range of $150-$400 
square foot, estimating at $2,400 – $6,400 for a new monument sign.  
 
The appraisal valued the 300 square feet of acquired asphalt at $1,003, or approximately $2.35 square foot, 
plus applicable multipliers, per the Marshall Valuation Service Cost Handbook. The parcel owners 
counteroffered at $2,000 indicating that asphalt including labor and materials have increased and asphalt 
installation is upwards of $6-$7 per square foot installed. A written estimate was not received but an on-
line search verified installed asphalt in the zip code of 98036 area to range between $3-$7 square foot. 
  
The last section of the improvement valuation is curbing. The right of way plans indicates approximately 
50 linear feet of curbing on the north side of driveway #2, off 200th St. SW. This curbing improvement was 
not valued in the appraisal or included in the offer amount. The parcel owner requested $1,000 towards the 
curbing improvement. In reviewing improvement values in other recent appraisals in the Snohomish County 
area, curbing was valued at $20 per linear foot.  
 
The final valuation consideration in the counteroffer is damages. The project appraisal did not identify any  
damages. The parcel owners counteroffered a total of $12,525 in damages due to removal of a backflow 
device and loss of two parking stalls. The project will require the backflow device, located in proposed 
right-of-way, to be moved to private property and then reconnected to the new watermain at the completion 
of the project. The owners provided estimates from Backflows NW for the move prior to construction and 
the reconnect after construction. The parcel owners requested a guarantee of reimbursement by the City if 
the actual cost exceeded these estimates. To minimize the risk and cover any unexpected expenses, an 
entrepreneur incentive of 10% was added to the move estimate and 25% entrepreneur incentive to the 
reconnect to the new watermain. Including the entrepreneur incentives, the counteroffer includes $7,525 to 
manage the move and reconnection of the backflow device. The estimates from Backflows NW are 
attached.  
 
The last concern addressed is the loss of two parking spaces in driveway #2 on the north side of the parcel. 
The appraisal indicated that the acquisition appears to impact a portion driveway #2; however, the parking 
stalls were not painted and there appeared to be sufficient parking in the remainder, so did not value any 
damages. The office building is approximately 12,500 square feet and provides personal care services. Mr. 
Thompson shared per City of Lynnwood code (21.18.800 Capacity requirements), he is required to have a 
set number of parking stalls per service tenant. The reduction of two stalls impacts the number of potential 
tenants that can occupy the building. The parcel owners requested $5,000 in damages of the loss of the two 
spots. The counteroffer was calculated based on the estimated value per square foot, $27, multiplied by 185 
square feet, the remaining portion of the two stalls not valued in the appraisal. 
 
Justification 
Negotiations with the parcel owners have been ongoing for over six months, and both the City of Lynnwood 
and the owners are active in coming to a reasonable settlement. The City has negotiated in good faith to 
avoid any project delays, increased costs in engineering re-design, survey, and potential litigation costs. 
The owners’ counteroffer is reasonable and supported through assessor data, market research, and 
professional estimates.  



 

3 

 
The offer and owner’s counteroffer are compared below: 

 City 
Original Offer 

 
Counteroffer 

 
Settlement 

Land Conveyed:     
Fee 6,708 SF $68,900 $70,772 $1,872 

    
Improvements: $12,500 $15,627 $3,127 

Sign ($854) ($2,000)  
Asphalt ($1,003) ($2,025)  

Landscaping ($10,602) ($10,602)  
Curbing  ($1,000)  

    
Damages: $0 $12,525 $12,525 

Backflow (Move prior to construction)  ($5,850)  
Backflow (reconnect after construction)  ($1,675)  

Loss of Two Parking Spots  ($5,000)  
    

Temporary Construction Easement:    
799 SF $5,393 $5,393 $0.00 

    
Total: (rounded) $86,800 $104,325 $17,525 

 
Recommendation: 
I recommend this administrative settlement in the amount of $17,525.00 for approval. The owners’ 
counteroffer is supported and documented. The additional settlement is less than the cost to continue 
negotiation with the property owners, litigation costs, or project delay. I recommend the City approve the 
proposed administrative settlement and proceed with the full parcel acquisition. 
    

Approved Compensation (offer): $ 86,800 
Administrative Increase: $17,525  

 
Total Payment: $104,325 

 
Recommended by: 

 
_____________________________________ 
Chantel Ham, Senior Right of Way Agent 
Tierra Right of Way Services, Ltd. 
 
The proposed settlement is reasonable, prudent, and hereby approved. 
 
Approved by: 
 
 
____________________________________________________ 
By: William Franz     Date: 
Public Works Director, City of Lynnwood 



12819 SE 38th St. #57  

Bellevue WA 98006 

(425) 277-2888 

Office@backflowsnorthwest.com

 

Estimate

ESTIMATE # 500851

DATE 11/05/2021

PO #

CUSTOMER

RES, Inc 

Attn: Dwight Thompson  

Lynnwood, WA 98036

 

SERVICE LOCATION

RES, Inc 

20006 Cedar Valley Road  

Lynnwood, WA 98036

Estimate

Description Qty Rate Tax

Labor Backflow 

Time and materials NTE -  

Relocation of lead free 1" RPBA on domestic water line

located on the north property line to staked location

designated by city contractor. Downstream line to be

connected to existing water main, supply side to be

temporarily routed to current location. (If city desires, a

cleaner install and the backflow to be installed behind the

city meter, then work will be scheduled immediately

following meter placement.) Install to be in backflow

enclosure mounted to concrete pad. Risers to be brass or

other appropriate material and extend below ground.

Fittings to be commercial grade as appropriate to connect to

existing pipe. Includes initial testing of newly installed

backflow preventer. This relocation is assuming the reuse of

RPBA, risers and enclosure installed last year.

1.00 $4,800.00 10.50%

EXCLUSIONS 

- Existing pipe conditions 

- Bury depth below 3' 

- Any and all work requiring the professional services of an

electrician or arborist 

- Any and all city or permit fees 

- Any landscaping other than basic clean up 

- WA Sales tax 

- Trenching for reconnection in excess of 30 lateral feet

0.00 $0.00 10.50%

3110 LynnwoodA 10.50%

CUSTOMER MESSAGE

Please note that backflow preventers are mechanical devices

that do wear out with time. We use only manufacturer

original parts and we guarantee our workmanship. However,

any repair of a backflow preventer is not guaranteed to be

successful. If the brass body of the backflow or shut off

valves are worn, warped, or otherwise damaged, typically

the only option is to replace the whole backflow assembly.

Estimate is valid for 90 days.

  Subtotal: $4,800.00

Tax: $504.00

Estimate Total: $5,304.00





12819 SE 38th St. #57  

Bellevue WA 98006 

(425) 277-2888 

Office@backflowsnorthwest.com

 

Estimate

ESTIMATE # 501050

DATE 01/13/2022

PO #

CUSTOMER

RES, Inc 

Attn: Dwight Thompson  

Lynnwood, WA 98036

 

SERVICE LOCATION

RES, Inc 

20006 Cedar Valley Road  

Lynnwood, WA 98036

Estimate

Description Qty Rate Tax

Labor Backflow 

Time and materials NTE -  

Return visit after city moves meter to shift and hook up to

new service. Complete concrete pour and final mount.

1.00 $1,200.00 10.50%

EXCLUSIONS 

Addendum to estimate 500851

0.00 $0.00 10.50%

3110 LynnwoodA 10.50%

CUSTOMER MESSAGE

Please note that backflow preventers are mechanical devices

that do wear out with time. We use only manufacturer

original parts and we guarantee our workmanship. However,

any repair of a backflow preventer is not guaranteed to be

successful. If the brass body of the backflow or shut off

valves are worn, warped, or otherwise damaged, typically

the only option is to replace the whole backflow assembly.

Estimate is valid for 90 days.

  Subtotal: $1,200.00

Tax: $126.00

Estimate Total: $1,326.00


