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CITY OF NORMAN, OK 
FLOODPLAIN PERMIT COMMITTEE MEETING 

Development Center, Room B, 225 N. Webster Ave., Norman, OK 73069 
Monday, May 06, 2024 at 3:30 PM 

AGENDA 

It is the policy of the City of Norman that no person or groups of persons shall on the grounds of 
race, color, religion, ancestry, national origin, age, place of birth, sex, sexual orientation, gender 
identity or expression, familial status, marital status, including marriage to a person of the same 
sex, disability, relation, or genetic information, be excluded from participation in, be denied the 
benefits of, or otherwise subjected to discrimination in employment activities or in all programs, 
services, or activities administered by the City, its recipients, sub-recipients, and contractors. In 
the event of any comments, complaints, modifications, accommodations, alternative formats, 
and auxiliary aids and services regarding accessibility or inclusion, please contact the ADA 
Technician at 405-366-5424, Relay Service: 711. To better serve you, five (5) business days' 
advance notice is preferred. 

ROLL CALL 

MINUTES 

1. Approval of minutes from the February 5, 2024 meeting. 

ACTION ITEMS 

2. Floodplain Permit Application No. 689 - This permit application is for the renovation 
of a residential structure and installation of concrete driveway at 626 E. Comanche St. 
in the Bishop Creek Floodplain. 

MISCELLANEOUS COMMENTS 

ADJOURNMENT 
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CITY OF NORMAN, OK 
FLOODPLAIN PERMIT COMMITTEE MEETING 
Municipal Building, Executive Conference Room, 201 W Gray, Norman, OK 
73069 
Monday, February 05, 2024 at 3:30 PM 

MINUTES 

ROLL CALL 

The meeting was called to order by Mr. Sturtz at 3:30 p.m. Roll was called and all members were 
present. Others in attendance included, Derek Harris, Applicant; Paul D’Andrea, Capital Projects 
Engineer; Sean Fairbairn, Cowan Group Engineering; Lollie Lenker, Resident; L. Tommie 
Rosson, Resident. 

MINUTES 

1. Approval of minutes from the January 16, 2024 meeting 

Mr. Sturtz asked for any comments or questions from the committee. Hearing none, Mr. Sturtz 
called for a motion to approve the minutes from the meeting of January 16, 2024. The motion 
was made by Mr. Danner and seconded by Mr. Scanlon. The minutes were approved 7-0. 

ACTION ITEMS 

2. Floodplain Permit No. 687 

Mr. Sturtz said the Application for Permit 687 is for proposed construction of a driveway at 3005 
Golden Valley Road across the Ten-Mile Flat Creek floodplain. Mr. Sturtz said the Applicant is 
Derek Harris and the Engineer is Jason Emmett, P.E. Mr. Sturtz asked Mr. Murphy to present 
the staff report. Mr. Murphy said this is an application for 3005 Golden Valley Road it is tract 4 
of the Golden Valley Ranch Subdivision located north of W. Rock Creek Road between 48th and 
60th avenues. The proposed project includes a 400 linear feet, 14’ wide driveway connecting 
Golden Valley Road to a dwelling located out of the floodplain. The project includes two 18” 
culverts installed on the east and west side of Golden Valley Road to allow drainage from north 
to south along that road. In addition, there are ten proposed 12” culverts to be installed under 
the drive to allow for drainage through the flood zone from north to south following the natural 
drainage pattern. The applicant has indicated that they wish to excavate from the existing 
waterway (flood zone area) in order to create the fill necessary to build up the road as well as 
create the necessary compensatory storage. The site plan shows 517 cubic yards of cut and 
408 cubic yards of fill for a net gain of 109 cubic yards of storage in the floodplain. The 
engineering report also indicates that during a 100-year flood event, 276 linear feet of the 400 
linear foot driveway will be exposed. The applicant indicates that 46” reflectors will be installed 
along the 124 linear feet of driveway that will be submerged. The max depth of flooding in the 
100-year storm event is approximately 3.60” over the submerged portions of the driveway. 

Mr. Murphy reviewed aerial maps of the project location provided to members in their packets.  
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Mr. Murphy confirmed all ordinance requirements have been met and said staff recommends 
Floodplain Permit Application No. 687 be approved.  

Mr. Sturtz asked for comments or questions from the Applicant. Hearing none, Mr. Sturtz 
asked for comments or questions from the committee. Mr. Scanlon asked for the direction of 
water flow in a 100 year flood over the driveway. Mr. Murphy said the Engineer indicated north 
to south, although in the Ten-Mile Flat he suspects this may be more of a backwater area in 
general. Mr. Scanlon said 3 plus inches over the driveway flowing swiftly is a problem. Ms. 
Stansel asked if 10 12” inch culverts were sufficient to allow water flow through the area. 
Derrick Harris, Applicant, confirmed 10 12” inch culverts works, anything bigger you run into 
cover issues building up too high. Mr. Sturtz asked if he calculated what storm event starts to 
overtop the driveway. Mr. Harris said he ran it for the 50 or the 25 and it works, but the 100 
year overtops. Mr. Harris said the calculations are included in the report. Mr. Sturtz asked for 
questions or comments from the public. Mr. Sturtz confirmed if the driveway is below the BFE, 
if they want to bring more gravel or regrade it in the future, they are required to get another 
floodplain permit. Mr. Murphy agreed. Mr. Sturtz asked if the committee wanted to have a final 
as built survey of the driveway and the work done to prove compensatory storage and the 
elevation of the roadway.  

Mr. Sturtz asked for any additional comments or a motion. Mr. Scanlon made a motion to 
approve Permit 687 with the revision as stated by Mr. Sturtz. Mr. Sturtz said with as built 
survey provided of the driveway in the floodplain and the drainage way to show compensatory 
storage volumes. Mr. Danner seconded the motion.  

The committee voted to approve the application 7-0. 

3. Floodplain Permit No. 688 

Mr. Sturtz said the Application is for the widening of James Garner Ave. and Imhoff Creek 
floodplain. Mr. Sturtz said the Applicant for Permit 688 is the City of Norman and the Engineer 
is Sean Fairbairn, P.E. (Cowan Engineering Group). Mr. Sturtz asked Mr. Murphy to present the 
staff report. The proposed project is located in the floodplain/floodway of Imhoff Creek on James 
Garner Ave. approximately 115 feet north of its intersection with Daws Street. The project 
consists of widening James Garner Ave. and extending the sidewalk along the west side of 
James Garner Ave. This widening will require the extension of the existing 10’x8’ RCB 13-feet 
southwest along Imhoff Creek. A retaining wall will be constructed along the western side of 
James Garner Ave. in order to accomplish the extension and minimize fill in the floodplain. 

Mr. Murphy reviewed aerial maps of the project location provided to members in their packets.  

Mr. Murphy confirmed all ordinance requirements have been met and said staff recommends 
Floodplain Permit Application No. 688 be approved.  

Mr. Sturtz asked Paul D’Andrea, Capital Projects Engineer, if he had anything to add and Mr. 
D’Andrea responded this was a 2019 Bond Project voted for by the people of Norman. Mr. 
Sturtz asked for comments or questions from the committee. Hearing none, Mr. Sturtz asked 
for questions or comments from the public. Ms. Hudson asked for the timeline on the project. 
Mr. Sturtz said this project would go out to bid as soon as the utility relocation project on the 
south side of Main is complete. Mr. Sturtz asked for questions, comments or a motion. Mr. 
Scanlon made a motion to approve Permit 688. Ms. Hoggatt seconded the motion.  
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The committee voted to approve the application 7-0. 

MISCELLANEOUS COMMENTS 

Mr. Murphy confirmed there are no applications for the next meeting on February 19, 2024. 

ADJOURNMENT 

Mr. Sturtz called for a motion to adjourn. Mr. Scanlon motioned to adjourn and was seconded 
by Mr. Danner. The meeting adjourned at 3:47 p.m. 

Passed and approved this _____ day of ____________, 2024 

_________________________________________________ 
City of Norman Floodplain Administrator, Scott Sturtz 
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STAFF REPORT      05/06/2024          PERMIT NO. 689 

 

 

ITEM:  Floodplain Permit application for proposed renovations of a residential structure in the 

Bishop Creek Watershed. 

 

BACKGROUND: 

APPLICANT: Prosperous Properties, LLC 

BUILDER: Total Homes Construction, LLC 

ENGINEER: Earl “Gary” Keen, P.E. 

 

The applicant proposes to conduct remodeling work on the interior of the residence located at 626 

E. Comanche St. in the Bishop Creek floodplain. According to County records the residence was 

constructed in 1930. The Engineer’s Report for this application indicates that the BFE for this 

location is 1169.0’ and that the elevation of the finished floor is 1171.15’ NGVD. In addition to 

interior remodel, the applicant requests to replace the existing gravel driveway with a concrete 

driveway. No other work outside of the residence is indicated in the application. 

 

STAFF ANALYSIS:   

Site located in Little River Basin or Tributaries?   yes__    no 

 

According to the latest DFIRM, a significant portion of the property is located within the Bishop 

Creek floodplain/floodway (Zone AE). The residence is not located in the floodway. 

 

Applicable Ordinance Sections:        Subject Area: 

36-533 (c) ……………………..….. Substantial Improvement 

  (e)(2)(a)..….….……..…….. Fill restrictions in the floodplain 

  (e)(2)(e)...…………………. Compensatory storage 

  (f)(3)(8) …………………... No rise considerations 

 

(c) Substantial Improvement – Any reconstruction, rehabilitation, addition, or other improvement 

of the structure, the cost of which equals or exceeds 50 percent of the market value of the 

structure before the start of construction of the improvement, must meet the current floodplain 

ordinance requirements.  The cost used in the substantial improvement determination shall be the 

cumulative costs of all previous improvements for a specific building or structure during the 

immediate past 10-year period. 

 

County records show the total value of the property at 626 E. Comanche St. to be 

$100,643 with the land being valued at $34,914. This indicates the estimated value of the 

residential structure being improved is $65,729. The applicant provided a Renovation 

Budget sheet that estimates the cost of internal improvements to be $32,500 for materials, 

labor and contingency. This is 49.4% of the value of the structure, therefore the 50% 

threshold for substantial improvement has not been met. The percent cost of 

improvement will be recorded and will apply to any additional improvement or repair 

costs for the next 10 year interval. The cost of the driveway improvements do not apply 

to the structure or the Substantial Improvement section of the ordinance. If the substantial 

improvement threshold was met, the major requirements would include ensuring 

adequate venting of the crawl space and ensuring that the finished floor elevation and 

utilities such as electrical and A/C components were elevated to two feet above the BFE. 

 

(e)(2)(a) and (e)(2)(e) Fill Restrictions in the Floodplain and Compensatory Storage – The use of 

fill is restricted in the floodplain.   
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The applicant has indicated that the proposed driveway will be constructed at existing 

grade, therefore no compensatory storage is required. All other improvements are internal 

to the residential structure and do not require compensatory storage. 

 
4(c)(1) Residential  (f)(3)(8) No Rise Considerations – For proposed development within any flood hazard area 

(except for those designated as regulatory floodways), certification that a rise of no more than 

0.05 ft. will occur in the BFE on any adjacent property as a result of the proposed work is 

required.   

 

The project engineer has provided a signed no rise statement and indicates that since the 

residential improvements are to the interior of a structure and the proposed driveway will 

be constructed at existing grade, no increase to the BFE will occur. 

Asdfasdfasdfa 

 

RECOMMENDATION:  Staff recommends Floodplain Permit Application #689 be approved 

with the condition that any mechanical and electrical equipment be elevated to an elevation of at 

least 1171’ and that an elevation certificate be provided for the structure and the equipment. 

 

 

ACTION TAKEN: ______________________________________ 

6

Item 2.



7

Item 2.



8

Item 2.



9

Item 2.



10

Item 2.



11

Item 2.



12

Item 2.



ENGINEER'S REPORT AND CERTIFICATION 

PROPOSED IMPROVEMENTS  

626 E COMANCHE ST, NORMAN, OK 

 

INTRODUCTION 

 

The applicant proposes to conduct remodeling work on the interior of the residence 

located at this site and to replace the gravel driveway with a concrete driveway.  All of 

the improvements to the structure will be within the interior of the structure. 

 

The applicant requests approval to construct a concrete driveway in the same location as 

the existing graveled driveway.  The top of the proposed concrete driveway will not be 

higher than elevation of the existing ground.  However, the applicant is uncertain that a 

new driveway will be constructed right away. 

 

LEGAL DESCRIPTION 

 

The legal description of this property was found in the records of the Cleveland County 

Assessor, which shows the property to be in the Norman Original Town Plat and to be 

the north 100 feet of Lot 14 and all of Lot 13, Block 49. 

 

MARKET VALUE OF STRUCTURE 

 

The appraisal made by the Cleveland County Assessor was used to determine the value 

of the residential structure.  The County shows the market value of the property to be 

$100,643., and the county shows the value of the land to be $34,914.  No value was given 

to the metal storage building.  Thus, the value of the structure is considered to be 

$65,729, and the 50% value for the substantial improvement threshold is $32,834.00  It 

is this engineer's understanding that the limit of $32,834 applies to the improvement of 

the structure, and that the cost of the driveway can be an additional amount.  The 

applicant estimates the total cost of all improvements to the structure to be $23,000.  The 

cost of the driveway has been estimated to be $8,000.00.  Accordingly, the proposed 

work will not be classified as a “substantial improvement.” 

 

SUMMARY OF IMPROVEMENTS TO STRUCTURE 

 

The applicant proposes to do the following work: 

 

Install hardwood flooring 

Remodel two bathrooms 

Remodel the kitchen including new sink, counter, cabinets. 

Install new stove and dishwasher in the kitchen 
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Extend some plumbing drains in the kitchen and bathrooms 

Construct new water service line 

Make some minor electrical modifications/ improvements to meet code requirements 

Remove a non-load-bearing wall between kitchen and living room 

Replace interior doors 

Install new drywall in kitchen, dining room and bathrooms 

Texture and paint the interior of the house 

 

FLOODPLAIN CONSIDERATIONS 

 

This property is located in the floodplain and the edge of the floodway of Bishop Creek.  

However, the elevation of the FF of the residence is slightly higher than the BFE.  The 

elevation of the FF was surveyed to be  1171.15' NGVD, and the BFE is 1169.0'. as 

shown by the profile of Bishop Creek contained in the FIS study dated 2021. 

 

The flowline of Bishop Creek is located adjacent to the south property line of this tract. 

 

LIST OF EXHIBITS 

 

Location map 

Directions to the site 

Direction Map 

Site Plan 

Google Earth Image 

Contour Map—Norman GIS 2017 

Firmette (FIRM Panel) 

County Assessor Information 

FIS Stream Profile 

Stream Cross-Section 

Certified mailing list of property owners 

Floor Plan provided by contractor 

Photographs 
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