CITY OF NORMAN, OK
FLOODPLAIN PERMIT COMMITTEE MEETING

Development Center, Conference Room B, 225 N. Webster Avenue,
Norman, OK 73069
Monday, May 15, 2023 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, retaliation, 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 May 1, 2023 meeting.
ACTION ITEMS

2. Floodplain Application No. 671 - This permit is for the construction of a private
road off of Rock Creek Road approximately 1700 feet east of 60th Ave NW in the
10-Mile Flat Creek Floodplain.

3. Floodplain Application No. 672 - This permit is for a house remodel located at
216 South Lahoma Ave. The project will be in the Imhoff Creek Floodplain.

MISCELLANEOUS COMMENTS

The filing deadline for application submittals for the June 5, 2023 meeting is Wednesday,
May 17, 2023.

ADJOURNMENT
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CITY OF NORMAN, O
FLOODPLAIN PERMIT COMMITTEE MEETING

Development Center, Conference Room B, 225 N. Webster Avenue,
Norman, OK 73069
Monday, May 1, 2023 at 3:30 PM

MINUTES
ROLL CALL

The meeting was called to order by Mr. Scott Sturtz at 3:30 p.m. Roll was called and five
members were present, two were absent. Present members included Ken Danner, Scott
Sturtz, Jane Hudson, Sherri Stansel, and Bill Scanlon. Others in attendance included, Todd
McLellan, Development Engineer; Amy Shepard, Management Analyst; Jeremy Miller,
Johnson & Associates; Lollie Lenker, resident.

MINUTES
1. Approval of minutes from the April 17, 2023 meeting

Mr. Sturtz called for a motion to approve the minutes from the meeting of April 17, 2023. The
motion was made by Mr. Ken Danner, and seconded by Bill Scanlon. The minutes were
approved 5-0.

ACTION ITEMS
2. Floodplain Permit No. 639 Amended

Mr. Sturtz asked Mr. Todd McLellan to present the staff report. Mr. McLellan said this amended
Floodplain Permit application is for the installation of an in ground swimming pool at the
property located at 5425 West Rock Creek Road. Mr. McLellan said Floodplain Permit #639 for
a new house and barn at this location was issued by the Floodplain Permit on October 18,
2021 and the swimming pool was not part of the original application.

Mr. McLellan said the applicant is currently building a new, approximately 4,800 sq. ft. two-
story house, an approximately 3,000 sq. ft. barn, gravel/concrete driveway, septic system, and
water well. In addition the applicant plans on installing an 18 inch corrugated metal pipe in the
drive approach off of West Rock Creek Road. The proposed structures, driveway, septic
system, and water well will be located entirely within the 10 Mile Flat Creek floodplain. A 40 ft
by 20 ft in ground swimming pool will also be constructed on the north side of the house.

Mr. McLellan said the swimming pool deck will be constructed at the same elevation as the
back patio. Mr. McLellan said the pool will be constructed within the existing fill envelope that
was created during house pad construction and no additional fill is needed beyond what has
already been placed during house pad construction.

Mr. McLellan reviewed plans and aerial maps of the project location provided to members in
their packets. Mr. McLellan said one of the site plan documents appeared to have the incorrect
location of the barn structure but the original site plan included in the packet was the correct
location.
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Mr. McLellan confirmed all ordinance requirements have been met and said staff recommeng

amended Floodplain Permit Application No. 639 be approved.

Mr. Sturtz asked for comments or additions from the Applicant or Engineer. Mr. Jeremy Miller
said the staff report was thorough and the Applicant will follow the original conditions of
Floodplain Permit 639 by submitting As-built drawings. Mr. Ken Danner asked where the fill will
be placed that is removed for the pool. Mr. Miller said he thinks it will just be spread out since it
was already covered by the previous application. Mr. Sturtz asked for additional questions by
the committee or any public comments.

Hearing none, Mr. Sturtz called for a motion to approve. Ms. Jane Hudson motioned to
approve amended Floodplain Application No. 639. Ms. Lora Hoggatt seconded the motion. The
committee voted to approve the application 5-0.

MISCELLANEOUS COMMENTS

3. The Floodplain Committee meeting on May 15, 2023 will have 1-2 applications.

ADJOURNMENT

Mr. Sturtz called for a motion to adjourn. Mr. Scanlon motioned to adjourn and was seconded
by Ms. Lora Hoggat. The motion was approved 5-0. The meeting adjourned at 3:37 p.m.

Passed and approved this day of , 2023

City of Norman Floodplain Administrator, Shawn O’Leary
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STAFF REPORT 05/08/23 PERMIT No. 671

ITEM: Floodplain Permit application is for the construction of a private road on the north side
of West Rock Creek Road in the 10 Mile Flat Creek Floodplain.

BACKGROUND:
APPLICANT: Derek Harris
ENGINEER: Jason Emmett, P.E., Cedar Creek

The applicant is currently going through the Norman Rural Certificate of Survey process to
subdivide approximately 115 acres on the north side of West Rock Creek Road between 48" Ave
NW and 60™ Ave NW in the 10 Mile Flat Creek floodplain. The 115 acres will be subdivided
into four 20 acre tracts and one 35 acre tract. The name of the proposed subdivision is Golden
Valley.

Norman’s subdivision regulations require that a 20 ft. wide private road be constructed to provide
access to the tracts. The road will be approximately 3200 ft. long with 18 inch culverts installed
at the intersection with West Rock Creek Road and approximately 2650 ft. north of West Rock
Creek Road.

The applicant will use most of the material excavated from the bar ditches to construct the road
and crown. Approximately 1250 cubic yards of rock will be placed on the road for the required 6
inch rock driving surface. This will require that 1250 cubic yards of material be hauled off and
placed outside the floodplain to provide the necessary compensatory storage. This material will
be stockpiled on Tract 5 out of the floodplain.

Since portions of the road surface will be located at or below the BFE, the City of Norman cannot
guarantee that citizens located on tracts served by the road will be evacuated during a flooding
emergency.

STAFF ANALYSIS:
Site located in Little River Basin or its Tributaries? yes__ noY

According to the DFIRM, the vast majority of the new road will be in the 10 Mile Flat Creek
floodplain Zone AE. The BFE along the planned road route will vary from 1128.0 to 1129.5 ft.

Applicable Ordinance Sections: Subject Area:
36-533 (€)(2)(2).eeviiieeiiiiiiieaea, Fill Restrictions in the Floodplain
([0 Compensatory storage
OB)E) e No Rise Considerations

(e)(2)(a) and (e)(2)(e) Fill Restrictions in the Floodplain and Compensatory Storage — The use of
fill in the floodplain is restricted. However, the placement of fill is allowed to elevate structures
and construct drives and roads providing access to the structures. Approximately 1250 cubic
yards of rock will be placed on the road for the required 6 inch rock driving surface. This will
require that 1250 cubic yards of material be hauled off and placed outside the floodplain to
provide the necessary compensatory storage.

(H(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 must be
provided. For proposed development within a regulatory floodway, certification of no increase in
the BFE is required. The engineer has certified that the project will not cause a rise in the BFE
which meets this ordinance requirement.
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RECOMMENDATION:
approved.

ACTION TAKEN:

Staff recommends that Floodplain Permit Application #671 be
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Clty of Norman Floodplain Permit No. é 71-
Floodplain Permit Building Permit No.

Application Date z/ )2-22

FLOODPLAIN PERMIT APPLICATION
($100.00 Application Fee Required)

<

vz
SN

SECTION 1: GENERAL PROVISIONS (APPLICANT to read and sign):
1. No work may start until a permit is issued.

2. The permit may be revoked if any false statements are made herein.

3. If revoked, all work must cease until permit is re-issued.

4. Development shall not be used or occupied until a Certificate of Occupancy is issued.
5. The permit will expire if no work is commenced within 2 years of issuance.

6. Applicant is hereby informed that other permits may be required to fulfill local, state and federal
regulatory requirements and must be included with this floodplain permit application.

Item 2.

7. Applicant hereby gives consent to the City of Norman or his/her representative to access the property to make

reasonable inspections required to verify compliance.

8. The following floodplain modifications require approval by the City Council:

(a) A modification of the floodplain that results in a change of ten percent (10%) or more in the width of

the floodplain.

(b) The construction of a pond with a water surface area of 5 acres or more.

(c) Any modifications of the stream banks or flow line within the area that would be regulatory floodway
whether or not that channel has a regulatory floodplain, unless the work is being done by the City of

Norman staff as part of a routine maintenance activity.

9. All supporting documentation required by this application is required along with the permit fee by the
submittal deadline. Late or incomplete applications will not be accepted.

10. I, THE APPLICANT, CERTIFY THAT ALL STATEMENTS HEREIN AND IN ATTACHMENTS TO

THIS APPLICATION ARE, TO THE BEST OF MY KNOWLEDGE, TRUE AND ACCURATE.

SECTION 2: PROPOSED DEVELOPMENT (To be completed by APPLICANT.)

APPLICANT: Derzke. Hareis ADDRESS: _/19/2 M. JwMN ok, ok 73 /29
TELEPHONE: _4/0%- 863, 999+ SIGNATURE:C_ID—'! ’ -

BUILDER: _-7Z2D ADDRESS:

TELEPHONE: SIGNATURE:

ENGINEER: “Speons Zumtelt ADDRESS: __ /(4% pr. Jeww OEL, 0K 731)0
TELEPHONE: __ 4/5. 4ip¢. ‘2T SIGNATURE: .~
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PROJECT LOCATION

To avoid delay in processing the application, please provide enough information to easily identify the project location.
Provide the street address, subdivision addition, lot number or legal description (attach) and, outside urban areas, the
distance to the nearest intersecting road or well known landmark. A sketch attached to this application showing the
project location would be helpful.

~ Favss  Sulbwisiesn) oN 0. Pack (pecic. P ArEteX.
(260 LE  Gat of 60T Ave wwo. See  attactieod (S

DESCRIPTION OF WORK (Check all applicable boxes):
A. STRUCTURAL DEVELOPMENT

ACTIVITY STRUCTURE TYPE

B New Structure O Residential (1-4 Family)

O Addition O Residential (More than 4 Family)
O Alteration O Non-Residential (Flood proofing? [ Yes)
O Relocation O Combined Use (Residential & Commercial)
O Demolition O Manufactured (Mobile) Home
O Replacement O In Manufactured Home Park? O Yes

A Phvewry

ESTIMATED COST OF PROJECT $_/&6, 0?2 Work that involves substantial damage/substantial improvement
requires detailed cost estimates and an appraisal of the structure that is being improved.

B. OTHER DEVELOPMENT ACTIVITIES:

0 Fill 0O Mining O Drilling B Grading

O Excavation (Beyond the minimum for Structural Development)

O Watercourse Alteration (Including Dredging and Channel Modifications)

O Drainage Improvements (Including Culvert Work) B Road, Street or Bridge Construction

O Subdivision (New or Expansion) O Individual Water or Sewer System

In addition to items A. and B. provide a complete and detailed description of proposed work (failure to provide this item

will be cause for the application to be rejected by staff). Attach additional sheets if necessary.

The Consdrehon of :;o/o/cn Ua//¢/¢, ool b Prvvw(c Acee$S lo
bolder Unlity  farus el (0S.
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C. ATTACHMENTS WHICH ARE REQUIRED WITH EVERY APPLICATION:

The applicant must submit the documents listed below before the application can be processed. If the requested document
is not relevant to the project scope, please check the Not Applicable box and provide explanation.

A. Plans drawn to scale showing the nature, location, dimensions, and elevation of the lot, existing or
proposed structures, fill, storage of materials, flood proofing measures, and the relationship of the above
to the location of the channel, floodway, and the regulatory flood-protection elevation.

B. A typical valley cross-section showing the channel of the stream, elevation of land areas adjoining each
side of the channel, cross-sectional areas to be occupied by the proposed development, and high-water
information.

Not Applicable:

C. Subdivision or other development plans (If the subdivision or other developments exceeds 50 lots or 5
acres, whichever is the lesser, the applicant must provide 100-year flood elevations if they are not
otherwise available).

O Not Applicable:

[0 yemr ﬁw&(b/m S Aonin on A'ﬁw/u-/ 2os.

D. Plans (surface view) showing elevations or contours of the ground; pertinent structure, fill, or storage
elevations; size, location, and spatial arrangement of all proposed and existing structures on the site;
location and elevations of streets, water supply, sanitary facilities; photographs showing existing land uses and
vegetation upstream and downstream, soil types and other pertinent information.

& Not Applicable:
}/;E;a-ﬁew voed aie aﬁaohe&/

E. A profile showing the slope of the bottom of the channel or flow line of the stream.

F Not Applicable:

F. Elevation (in relation to mean sea level) of the lowest floor (including basement) of all new and
substantially improved structures.

B Not Applicable:

G. Description of the extent to which any watercourse or natural drainage will be altered or relocated as a
result of proposed development.

Bl Not Applicable:
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H. For proposed development within any flood hazard area (except for those areas designated as regulatory
floodways), certification that a rise of no more than five hundredths of a foot (0.05’) will occur on any adjacent
property in the base flood elevation as a result of the proposed work. For proposed development within a
designated regulatory floodway, certification of no increase in flood levels within the community during the
occurrence of the base flood discharge as a result of the proposed work. All certifications shall be signed and
sealed by a Registered Professional Engineer licensed to practice in the State of Oklahoma.

I A certified list of names and addresses of all record property owners within a three hundred fifty (350)
foot radius of the exterior boundary of the subject property not to exceed 100 feet laterally from the Special Flood
Hazard Area. The radius to be extended by increments of one hundred (100) linear feet until the list of property
owners includes not less than fifteen (15) individual property owners of separate parcels or until a maximum
radius of one thousand (1,000) feet has been reached.

J. A copy of all other applicable local, state, and federal permits (i.e. U.S. Army Corps of Engineers 404
permit, etc).

After completing SECTION 2, APPLICANT should submit form to Permit Staff for review.

SECTION 3: FLOODPLAIN DETERMINATION (To be completed by Permit Staff.)

The proposed development is located on FIRM Panel No.: %) 17 4 J— , Dated: / ‘/é” 02 /

0260 T

The Proposed Development:

O Is NOT located in a Special Flood Hazard Area
(Notify the applicant that the application review is complete and NO FLOODPLAIN PERMIT IS REQUIRED).

E’éocated in a Special Flood Hazard Area.

O The proposed development is located in a floodway.

O 100-Year flood elevation at the site is.// 2 g.0 {'D Ft. NGVD (MSL) O Unavailable
rssl

See Section 4 for additional instructions.

SIGNED:Cy W Lol DATE: .5 -5 -22
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SECTION 4: ADDITIONAL INFORMATION REQUIRED (To be completed by Permit Staff.)

The applicant must also submit the documents checked below before the application can be processed.

g Flood proofing protection level (non-residential only) Ft. NGVD (MSL). For flood proofed
structures applicant must attach certification from registered engineer.

a

Certification from a registered engineer that the proposed activity in a regulatory floodway will not result in any
increase in the height of the 100-year flood (Base Flood Elevation). A copy of all data and calculations
supporting this finding must also be submitted.

E/ Certification from a registered engineer that the proposed activity in a regulatory flood plain will result in an
increase of no more than 0.05 feet in the height of the 100-year flood (Base Flood Elevation). A copy of all data
and calculations supporting this finding must also be submitted.

(a] All other applicable federal, state, and local permits have been obtained.

Other:

SECTION 5: PERMIT DETERMINATION (To be completed by Floodplain Chairman.)

The proposed activity: (A)0 Is; (B) O Is Not in conformance with provisions of Norman’s City Code Chapter 22,
Section 429.1. The permit is issued subject to the conditions attached to and made part of this permit.

SIGNED: DATE:

If BOX A is checked, the Floodplain committee chairman may issue a Floodplain Permit.

If BOX B is checked, the Floodplain committee chairman will provide a written summary of deficiencies. Applicant
may revise and resubmit an application to the Floodplain committee or may request a hearing from the Board of
Adjustment.

APPEALS: Appealed to Board of Adjustment: OYes 0ONo
Hearing date:
Board of Adjustment Decision - Approved: OYes O No
Conditions:

10
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SECTION 6: AS-BUILT ELEVATIONS (To be submitted by APPLICANT before Certificate of
Occupancy is issued.)

1. FEMA Elevation Certificate
and/or
2. FEMA Floodproofing Certificate

NOTE: The completed certificate will be reviewed by staff for completeness and accuracy. If any deficiencies
are found it will be returned to the applicant for revision. A Certificate of Occupancy for the structure will not
be issued until an Elevation and /or Floodproofing Certificate has been accepted by the City.

Form Revised 1/16
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Golden Valley Private Road

Legend

Flood Hazard Zone (2021)
1% Chance Floodplain

The City of Norman assumes no
responsibility for errors or omissions 1 inch = 600 feet Fl°°dway

in the information presented.




Floodplain Permit Application
For Golden Valley Road

April 24, 2023
Revised May 8, 2023

Proposed Construction of Golden Valley Road

W. Rock Creek Road, S16 T9N R3W
Norman, OK

PROJECT DESCRIPTION

Golden Valley Subdivision located north of W. Rock Creek Road between NW 48% and
NW 60" Ave is proposed to be served by a private rural road that extends north
approximately 3200 feet through the FEMA 100 year flood zone.

The installation of an 18” culvert is proposed in the W. Rock Creek Road ROW bar ditch,
to provide relief to the bar ditch that carries the stormwater runoff from W. Rock Creek
Road. This culvert matches the size of the direct downstream culvert located
approximately 700" west of this proposed road. There is an additional 18” culvert
proposed approximately 2650’ north of W. Rock Creek Road to provide additional flow
from one side of the road to the other. Refer to civil design plans for exact location.

The owner wishes to use the proposed bar ditches along either side of the proposed
private rural road as compensatory storage for the crown of the subgrade of the road.
62 cubic feet of subgrade will be excavated and compacted on the crown of the road per
1 foot of road. There is an import of 1250 cubic yards of rock required for a 6” gravel
road. There will be a required haul off of existing material of 1250 cubic yards.

There will be no rise in BFE due to the balance of existing soil and proposed rock.

Attachments:
e Proposed Certificate of Survey for Golden Valley Subdivision (5)
e Proposed Cross Section of the Private Rural Road (1)
e Design plans for the Private Rural Road (3)
e FEMA FIRM Map (2)

Jason Emmett, PE

cedarcreekinc.com 405.778.3385 P.O Box 14534. Oklahoma City, OK
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GOLDEN VALLEY RANCH
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SUMMARY OF QUANTITIES
(RURAL PRIVATE ROAD)

ITEM # ITEM UNIT | QUANTITY
1 GRAVEL C.Y. 1250
2 EXISTING SOIL EXPORT C.Y. 1250
3.
LEGEND

GAS
UGT
FO
SS
8"w

—L FIRE HYDRANT
® WATER VALVE

BOUNDARY LINE

RIGHT OF WAY LINE

EASEMENT LINE

EXISTING CONCRETE CURB AND GUTTER
PROPOSED CONCRETE CURB AND GUTTER
PROPOSED FIRE LANE STRIPING
OVERHEAD ELECTRIC

UNDERGROUND ELECTRIC

GAS LINE

UNDERGROUND TELEPHONE
UNDERGROUND FIBER OPTIC

SANITARY SEWER

WATERLINE

BENCHMARK

& EX. POWER POLE
& PROP. POWER POLE

] Ex. WATER METER PIT 0 EX. TELEPHONE PED.

© EX. WATER METER (®  EX. TELEPHONE MANHOLE
@ PROP. WATER METER @ EX. TRAFFIC SIGNAL LIGHT
6" EX. SPRINKLER VALVE O EX. TRAFFIC CONTROL BOX
8° EX.AUTO SPRINKLER o~ EX.FLAG POLE

O EX. ELECT. PEDESTAL o EX.YARD LIGHT

00 EX.ELECT. TRANSFORMER (© EX.GREASE TRAP

0" EX. ELECT. METER 6 EX. SS MANHOLE
PROP. ELECT. METER ® PROP. SS MANHOLE

AC

O EX. AIR CONDITIONER

{ EX. SIGNAGE
3¢ EX.LIGHT POLE

@&£] PROP. LIGHT POLE

GP
© EX BOLLARD

@ EX. GAS METER

A PROP. GAS METER
(® EX.ELECT. MANHOLE
(® EX.STORM MANHOLE

€ B mm .ﬂ. PROP. INLETS (SEE GRADING PLAN FOR TYPE)

@ VERTICAL SEPARATION REQUIREMENT

S00°19°22"E

Vo]
60TH AVE NW

SITE NOTES

ALL CONSTRUCTION SHALL BE IN STRICT ACCORDANCE WITH
THE OWNERS DESIGN GUIDELINES AND SPECIFICATIONS, AND
WHERE APPLICABLE SHALL MEET THE REQUIREMENTS OF THE
GOVERNING/PERMITTING AUTHORITY HAVING JURISDICTION.

CONTRACTOR IS RESPONSIBLE FOR THEIR OWN HORIZONTAL
AND VERTICAL CONTROL, REFERENCE POINTS AND
CONSTRUCTION STAKING AS INCIDENTAL TO THE PROJECT.

THE CONTRACTOR SHALL FIELD VERIFY EXISTING
ELEVATIONS/PROPERTY LINES/UTILITIES/DRAINAGE PRIOR TO
CONSTRUCTION START.

ALL WORK NOT CLASSIFIED AS A CONTRACT PAY ITEM SHALL BE
CONSIDERED AS INCIDENTAL AND THE COST THEREOF SHALL BE
INCLUDED IN THE UNIT PRICE BID FOR ITEMS WHICH ARE
CLASSIFIED FOR PAYMENT.

GRADING NOTES

CONTRACTOR SHALL PROVIDE FINAL GRADES THAT DO NOT
OBSTRUCT ANY UTILITY ACCESS AND PROVIDE A SMOOTH
TRANSITION TO MEET AND MATCH EXISTING GRADES ON ALL
SIDES.

ALL NATURAL GROUND SLOPES SHALL NOT EXCEED 3:1.
PAVING SLOPES SHALL NOT EXCEED 8%.

CONTRACTOR IS REQUIRED TO CALL ONE CALL AS WELL AS
THE APPROPRIATE UTILITY COMPANY AT LEAST 48 HOURS
BEFORE ANY EXCAVATION/CONSTRUCTION ACTIVITIES TAKE
PLACE. IT SHALL BE THE RESPONSIBILITY OF THE
CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES WHICH
ARE IN CONFLICT WITH PROPOSED IMPROVEMENTS.
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SITE NOTES

ALL CONSTRUCTION SHALL BE IN STRICT ACCORDANCE WITH
THE OWNERS DESIGN GUIDELINES AND SPECIFICATIONS, AND
WHERE APPLICABLE SHALL MEET THE REQUIREMENTS OF THE
GOVERNING/PERMITTING AUTHORITY HAVING JURISDICTION.

CONTRACTOR IS RESPONSIBLE FOR THEIR OWN HORIZONTAL
AND VERTICAL CONTROL, REFERENCE POINTS AND
CONSTRUCTION STAKING AS INCIDENTAL TO THE PROJECT.

THE CONTRACTOR SHALL FIELD VERIFY EXISTING
ELEVATIONS/PROPERTY LINES/UTILITIES/DRAINAGE PRIOR TO
CONSTRUCTION START.

ALL WORK NOT CLASSIFIED AS A CONTRACT PAY ITEM SHALL BE
CONSIDERED AS INCIDENTAL AND THE COST THEREOF SHALL BE
INCLUDED IN THE UNIT PRICE BID FOR ITEMS WHICH ARE
CLASSIFIED FOR PAYMENT.

GRADING NOTES

CONTRACTOR SHALL PROVIDE FINAL GRADES THAT DO NOT
OBSTRUCT ANY UTILITY ACCESS AND PROVIDE A SMOOTH
TRANSITION TO MEET AND MATCH EXISTING GRADES ON ALL
SIDES.

ALL NATURAL GROUND SLOPES SHALL NOT EXCEED 3:1.
PAVING SLOPES SHALL NOT EXCEED 8%.

CONTRACTOR IS REQUIRED TO CALL ONE CALL AS WELL AS
THE APPROPRIATE UTILITY COMPANY AT LEAST 48 HOURS
BEFORE ANY EXCAVATION/CONSTRUCTION ACTIVITIES TAKE
PLACE. IT SHALL BE THE RESPONSIBILITY OF THE
CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES WHICH
ARE IN CONFLICT WITH PROPOSED IMPROVEMENTS.

SITE NOTES

NET CUT/FILL = 0 CUBIC YARDS

SCALE IN FEET

Item 2.

“—l m .
ENGINEERING * PLANNING ¢« CONSULTING
P.0. Box 14534 Oklahoma City, OK 73113
405-778-3385
www.cedarcreekinc.com

OK CA 5864
EXP. 06/30/24

|
LOCATION MAP:

R 3 w
W. TECUMSEH ROAD

PROJECT
LOCATION

60TH AVE NW
48th AVE NW

W. ROCK CREEK ROAD

@ NOT TO SCALE

PROJECT:

GOLDEN
VALLEY ROAD

NORMAN, OK
PROJECT NUMBER: XXXXX
DRAWING DATE: 04.24.23
ISSUE DATE: 04.24.23

n
m
>
r

SUBMITTAL:

CONSTRUCTION
DRAWINGS

REVISIONS:

MARK  DATE DESCRIPTION

THESE PLANS AND DRAWINGS ARE NOT TO BE
REPRODUCED, CHANGED OR COPIED IN ANY FORM
OR MANNER WHATSOEVER WITHOUT FIRST
OBTAINING THE WRITTEN PERMISSION AND CONSENT
OF CEDAR CREEK CONSULTING INC. THIS SHEET IS
NOT TO BE USED FOR CONSTRUCTION UNLESS THE
ISSUE DATE IN THE TITLE BLOCK COINCIDES WITH OR
POST DATES THE DRAWING DATE. ANY CHANGES
MADE FROM THESE PLANS WITHOUT CONSENT OF
CEDAR CREEK CONSULTING INC. ARE
UNAUTHORIZED, AND SHALL RELIEVE CEDAR CREEK
CONSULTING OF RESPONSIBILITY FOR ALL
CONSEQUENCES ARRIVING OUT OF SUCH CHANGES.

|
DRAWING TITLE:

SITE PLAN

SHEET:

C1.02
—_—




Item 2.

18




Tis000FT
g g
—
THoa00 T
| Hols
Lilln Crook:
gy
Tosu00 T
N
gy
Toouou T
35° 155" ke 35°15'00"
or s s — o e a1 3000
egqming 50 g 709 £ 80T E ‘90 " E
FLOOD HAZARD INFORMATION NOTES TO USERS SCALE
SEE FIS REPORT FOR DETAILED LEGEND AND INDEX MAP FOR FIRM PANEL LAYOUT o Ifomatin and uesns about s Flood i (R, i A Wap Prjeton: NATIONAL FLOOD INSURANCE PROGRAM
it s IR, i it vrsons, e urart rap dee o aseh FIRM panel, o s oo i
THE INFORMATION DEPICTED ON THIS MAP AND SUPPORTING roducte: or (1o i) Flood Insurance Program (NFIP) n general please calha e EITEEE, FLOOD INSURANCE RATE MAP
TR AR SO A T e e AT P et kg, 7577 PR | 77 S3 3857 1 e P
[ s o s A o3 e e S e TS0 TT2I000 CLEVELAND COUNTY, OKLAHOMA .
HTTP://MSC.FEMA.GOV Many of : c 2 =4 224 and Incorporated Areas
Without Base Flood Elevaton (BFE) o o 08 e T o rcerd Ay e o, Flood Mo Seran Corer s o e 104 O /0 QORI 000 000 panet 1700r 475
P one AV, VD %
s z
With BFE orDepth Zone AE, AO, AH, VE, AR | Forcommunty andcounyuids map date eferote FloasIsurance iy Report for s rdeen
0 255 510 1,020 FEMA

m:é ;Iki?\g m Regulatory Floodway
- 0.2% Annual Chance Flood Hazard, Areas
of 1% annual chance flood with average

depth less than one foot or with drainage

To determine is available in thi it call the Natiaral
Flood Insurance Progrem at 1-800-533-8620.

Base map information shown on the FIRM was provided by U.S. Census Tiger Files (2016) and by LS. Department
of Agricuture Imagery (2018).

PANEL LOCATOR

Panel Contains:

COMMUNITY NUMBER PANEL  SUFFIX
CLEVELAND COUNTY,
UNNCOHPURATED AREAS 400175 010 n

Item 2.

19




75345
EERCE

6950006

E30000FT

50006

2105000F T

2110000FT

2116000FT

" o 300
-

Item 2.

g

SE—

o5

orawas 2 o5
s g e sy - P 0
FLOOD HAZARD INFORMATION NOTES TO USERS SCALE
EE LAYOUT For i assoriated Map Projecton: E NATIONAL FLOOD INSURANCE PROGRAM
THE INFORMATION DEPICTED ON THIS MAP AND SUPPORTING s, o ho Nalonal oo nsuarcs Proeam (IS i geneio plase cate - A Sl Mare Okl South Pe 3502 Feet. 3 L © FLOOD INSURANCE RATE MAP
DOCUMENTATION ARE ALSO AVAILABLE IN DIGITAL FORMAT AT FFMA Map Information eXchange at 1 877 FEMA MAP (1 877 338 2627) or visit the FFhA Flood oA et o S5 Y et " %_D
e
HTTP://MSC.FEMA.GOV e Lt harge 1 e N Tinch = 1,000 fest 112,000 o AR EENDICONRICORIEHOMA,
Qo
Without Base Flood Elevation (BFE) T B @ ____fme _ amm 000 O wa2600:475
Zone AV, A99 ator. @ Yoo
| With BFE or Depth Zone AL, A0, AH, Ve AR | rorcarm. ot iorthe S AL
SPECIAL FLOOD g © =B S e = FEMA
HAZARD AREAS | || Regulatory Floodway T Teanen ragram 505 2956620, ©
R 0o e Fo s A | 5y e 51 o T o PANEL LOCATOR |5 poncicontins
of 1% annual chance flood with average 4 .”E’ T rTE G T
depth less than one foot or with drainage 2 GLEVELAND COuNTY,
areas of less than one square mile Zore X T e wer o
R Future Conditions 1% Annual D o170 0190 S o awow ez
Chance Flood Hazard Zone X o
Area with Reduced Flood Risk due to Levee T
OTHERAREAS OF See Notes. zone x =
FLOOD HAZARD  EL##5#] Area with Flood Risk due to Levee Zore 0 | [ e
i
Area of Minimal Flood Hazard zone x =
OTHER - g
AREAS 11 Areaof Undetermined Flood Hazard 7ons & =
EEm — Channel, Culvert, or Storm Sewer 255 0280
STRUCTURES | nmnmm min Levee, Dike, or Floodwall
182 Cross Sections with 1% Annual Chance
115 Water Surface Elevation
- - Coastal Transect
Coastal Transect Baseline
——-——- Profile Baseline VE"S'U"ZN'ngESR
Hydrographic Feature 4.3
e §fgnannee i i 0290 'MAP NUMBER
s f.as; F;osnld :Ievallun Line (BFE) 40027C0260)
OTHER imit of Study
FEATURES. lurisdiction Boundary RIS

January 15, 2021

20




STAFF REPORT 05/08/2023 PERMIT NO. 672

ITEM: Floodplain Permit application is for the remodeling of the house located at 216 S.
Lahoma Avenue in the Imhoff Creek floodplain.

BACKGROUND:
APPLICANT: Glenn Burnett
ENGINEER: Earl “Gary” Keen, P.E.

The original single story, masonry house was constructed in 1930 on Lot 6 Block 2 of the
Eagleton Addition and is in good condition. The entire property including the house is in the
floodplain/floodway of Imhoff Creek in an area of repetitive flooding.

The applicant’s intent is to remodel and improve the structure and use it as student housing. The
house currently does not comply with the floodplain ordinance since the lowest floor is
approximately 3.2 feet below the Base Flood Elevation. The applicant intends to leave the house
at its present elevation; therefore the substantial improvement section of the floodplain ordinance
applies which restricts the value of the improvements to a maximum of 50% of the current value
of the structure.

Most of the work will take place inside the main structure and will include moving walls to make
room for a second bathroom. Other work will include extending wastewater drains and water
supply lines to serve the new bathroom. The existing electrical breaker box is outdated and will
be replaced. The footprint of the house will not be increased. Work outside the main structure
consists of removing the existing storage building and repair of fences.

A licensed appraiser was used to perform a detailed evaluation of the structure. The appraiser
determined the value of the structure to be $80,000. The allowed maximum value of the
improvements is $40,000 according to the floodplain ordinance. The applicant obtained a
detailed quote for the proposed improvements in the amount of $29,442.50. The existing shed
will be removed which will increase conveyance across the property. The estimated cost of
removing and disposing of the shed is $1,000. The existing chain link fence is full of debris and
leaning. The applicant intends to replace the damaged metal posts and remove the debris which
will also increase conveyance. The cost of the fence work is estimated to be $500. The cost of
the shed removal and fence work does not count towards the $40,000 allowed for the house
improvements.

It is the applicant’s engineer’s opinion that the proposed modifications will comply with the
floodplain ordinance. However, it is important to clarify that the BFE is approximately 3.2 feet
above the floor of the house and the proposed modifications will not reduce the flood risk. In
addition, the ground on this property may be flooded to a depth exceeding 4 feet. The depth of
water will be adequate to damage vehicles located thereon and may even cause vehicles to float
and/or be transported downstream.

STAFF ANALYSIS:
Site located in Little River Basin or Tributaries? yes  noY

According to the latest DFIRM, the entire property is located within the Imhoff Creek
floodplain/floodway (Zone AE). The entire property is located within one of the City of
Norman’s repetitive loss areas. These repetitive loss areas are locations where properties have
experienced multiple flood events over time.
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Applicable Ordinance Sections: Subject Area:
36-533 (C) vevriiiiiiieiieeee Substantial Improvement
(€)(2)(Q)eeeeeniireiiieeiieae Fill restrictions in the floodplain
(D]¢](C Compensatory storage
(316 1€:) T No rise considerations

(¢) 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. This proposed project meets the Substantial Improvement section.

(e)(2)(a) and (e)(2)(e) Fill Restrictions in the Floodplain and Compensatory Storage — The use of
fill is restricted in the floodplain. No fill will be brought into the floodplain for this project,
therefore no compensatory storage is required. In addition, an existing shed will be removed
from the floodplain creating a small amount of additional floodplain storage.

5(a)(viii) 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 certified that the project will not cause a rise in the BFE,
which meets the ordinance requirements.

RECOMMENDATION: Staff recommends Floodplain Permit Application #672 be approved.

ACTION TAKEN:
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Item 3.

Clty of Norman Floudplain Permit No. G_’]g‘ i

@\}i Floodplain Permit Building Pcrmit No.
C X AP Application pue Apri| gé‘} 20273

FLOODPLAIN PERMIT APPLICATION - ]é A
(8100.00 Application Fee Required) 0? 5 . Z qnomg
SECTION 1: GENERAL PROVISIONS (APPLICANT to read and sign):
1. No work may start until a permit is issued.

2. The permit may be revoked if any false statements arc made herein.

3. I revoked. all work must cease until permit is re-issued.

4. Development shall not be used or occupied until a Certificate of Occupancy is issucd.
3. The permit will expire if no work is commenced within 2 years of issuance.

6. Applicant is hereby informed that other permits may be required to fullill focal, state and federal
regulatory requirements and must be included with this floedplain permit application.

7. Applicant hereby gives consent to the City of Norman or his/her representative to access the property to make
reasonable mspections required to verily comphance.

8. The following floodplain modifications require approval by the City Council:
(8} A modification of the floodplain that results in a change of ten percent (10%) or more in the width of
the floodplain.

{b) The construction of a pond with a water surfacc area of 5 acres or more.

(¢} Any modilications of the stream banks or flow line within the area that would be regulatory floodway
whether or not that channel! has a regulatory floodplain, unless the work is being done by the City of
Norman staff as part ol a routine maintenance activity.

9. All supporting documentation required by this application is requircd along with the permit fee by the
submiual deadline. Late or incomplete applications will not be accepted.

10. 1, THE APPLICANT, CERTHY THAT ALL STATEMENTS HEREIN AND IN ATTACHMENTS 10
THIS APPLICATION ARE, TO THE BEST OF MY KNOWLEDGE, TRUE AND ACCURA'TE.

APPLICANT: GLENN BURNETT (OWNER) ADDRESS: 110% CIEEKS10E B Subpd LAMD Ty 79y18
TELEPHONE: (3 -249-K¢%0 __ SIGNATURE: //'l-\w Q S

BUILDER: JW Designs. LLC (John W, Woods) ADDRESS: (T 73l6o

TELEPHONE: _HDS- 740~ ORI SIGNATURE:

Soh L0083

ENGINEER: Earl "Gary" Keen, PE ADDRESS: PO BOX 891200, OKLAHOMA CITY, OK 73159
TELEPHONE: 405-823-8240 SIGNATURE: /2~

SHHN YT @ ath o

23




Item 3.

PROJECT LOCATION

To avoid delay in processing the application, please provide enough information to easily identify the project location.
Provide the street address, subdivision addition, lot number or legal description (attach) and, outside urban areas, the
distance to the nearest intersecting road or well known landmark. A sketch attached to this application showing the
project location would be helpful.

THE PROJECT SITE IS LOCATED ON THE WEST SIDE OF SOUTH LAHOMA AVENUE, APPROXIMATELY 900 FEET SOUTH OF WEST MAIN STRET AT THE INTERSECTION WITH

WEST EUFAULA STREET. THE ADDRESS IS 216 SOUTH LAHOMA AVENUE. THE LEGAL DESCRIPTION IS LOT 6, BLOCK 2, EAGLETON ADDITION. A LOCATION MAP IS ATTACHED TO THE

ENGINEERS REPORT.

DESCRIPTION OF WORK (Check all applicable boxes):
A. STRUCTURAL DEVELOPMENT

ACTIVITY STRUCTURE TYPE

O New Structure B Residential (1-4 Family)

[0 Addition O Residential (More than 4 Family)

i Alteration 00 Non-Residential (Flood proofing? [ Yes)
0 Relocation 00 Combined Use (Residential & Commercial)
kK Demolition 0O Manufactured (Mobile) Home

0O Replacement 0 In Manufactured Home Park? O Yes

ESTIMATED COST OF PROJECT $__$30.942.50  Work that involves substantial damage/substantial improvement
requires detailed cost estimates and an appraisal of the structure that is being improved.
$29,442 50 FOR IMPROVEMENTS INSIDE THE MAIN STRUCTURE AND $1500. TO REMOVE A STORAGE BUILDING THAT EXISTS IN BACK YARD. AND REPAIR FENCE

B. OTHER DEVELOPMENT ACTIVITIES:

O Fill O Mining O Drilling O Grading

O Excavation (Beyond the minimum for Structural Development)

0O Watercourse Alteration (Including Dredging and Channel Modifications)

0 Drainage Improvements (Including Culvert Work) O Road, Street or Bridge Construction

{0 Subdivision (New or Expansion) O Individual Water or Sewer System

In addition to items A. and B. provide a complete and detailed description of proposed work (failure to provide this item
will be cause for the application to be rejected by staff). Attach additional sheets if necessary.

MOST OF THE WORK WILL BE INSIDE THE MAIN STRUCTURE AND WILL INCLUDE MOVING WALLS TO MAKE ROOM FOR A SECOND BATH ROOM. OTHER WORK WILL INCLUDE

EXTENDING WASTEWATER DRAINS AND WATER SUPPLY LINES TO SERVE THE NEW BATHROOM. THE EXISTING ELECTRICAL BREAKER BOX IS OUTDATED AND WILL BE REPLACED, AS

WELL. WORK OUTSIDE MAIN STRUCTURE IS REMOVAL OF STORAGE BUILDING AND REPAIR OF FENCE.
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C. ATTACHMENTS WHICH ARE REQUIRED WITH EVERY APPLICATION:

The applicant must submit the documents listed below before the application can be processed. If the requested document
is not relevant to the project scope, please check the Not Applicable box and provide explanation.

A. Plans drawn to scale showing the nature, location, dimensions, and elevation of the lot, existing or
proposed structures, fill, storage of materials, flood proofing measures, and the relationship of the above
to the location of the channel, floodway, and the regulatory flood-protection elevation.

B. A typical valley cross-section showing the channel of the stream, elevation of land areas adjoining each
side of the channel, cross-sectional areas to be occupied by the proposed development, and high-water
information.

O Not Applicable:
APPLICABLE PLANS ARE ATTACHED TO ENGINEER'S REPORT, INCLUDING THIS INFORMATON.

C. Subdivision or other development plans (If the subdivision or other developments exceeds 50 lots or 5
acres, whichever is the lesser, the applicant must provide 100-year flood elevations if they are not
otherwise available).

& Not Applicable:
BASE FLOOD ELEVATIONS ARE SHOWN ON EXHIBITS.

D. Plans (surface view) showing elevations or contours of the ground; pertinent structure, fill, or storage
elevations; size, location, and spatial arrangement of all proposed and existing structures on the site;
location and elevations of streets, water supply, sanitary facilities; photographs showing existing land uses and
vegetation upstream and downstream, soil types and other pertinent information.

O Not Applicable:
CONTOURS AND ELEVATIONS ON SITE ARE SHOWN ON EXHIBITS. SITE PLAN IS PROVIDED. NO SOIL WILL BE DISTURBED. NO FILL AND NO

EXCAVATION.

E. A profile showing the slope of the bottom of the channel or flow line of the stream.

O Not Applicable:
A STREAM PROFILE TAKEN FROM FEMA FIS STUDY IS PROVIDED AS AN EXHIBIT.

F. Elevation (in relation to mean sea level) of the lowest floor (including basement) of all new and
substantially improved structures.

O Not Applicable:
LOWEST FLOOR ELEVATION, 1% CHANCE BFE, ETC. ARE PROVIDED ON EXHIBITS. EXISTING FLOOR IS SEVERAL FEET BELOW BFE.

G. Description of the extent to which any watercourse or natural drainage will be altered or relocated as a
result of proposed development.

O Not Applicable:
THE WATERCOURSE AND NATURAL DRAINAGE WILL NOT BE ALTERED IN ANY WAY. COMMENTS IN ENGINEER'S REPORT.
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H. For proposed development within any flood hazard area (except for those areas designated as regulatory
floodways), certification that a rise of no more than five hundredths of a foot (0.05’) will occur on any adjacent
property in the base flood elevation as a result of the proposed work. For proposed development within a
designated regulatory floodway, certification of no increase in flood levels within the community during the
occurrence of the base flood discharge as a result of the proposed work. All certifications shall be signed and
sealed by a Registered Professional Engineer licensed to practice in the State of Oklahoma.

ENGINEER'S CERTIFICATION IS ATTACHED TO ENGINEER'S REPORT

I. A certified list of names and addresses of all record property owners within a three hundred fifty (350)
foot radius of the exterior boundary of the subject property not to exceed 100 feet laterally from the Special Flood
Hazard Area. The radius to be extended by increments of one hundred (100) linear feet until the list of property
owners includes not less than fifteen (15) individual property owners of separate parcels or until a maximum
radius of one thousand (1,000) feet has been reached.

A PROPERTY RADIUS MAP AND MAILING LIST WAS PREPARED BY CITY'S GIS GROUP AND IS ATTACHED TO ENGINEERS REPORT

J. A copy of all other applicable local, state, and federal permits (i.e. U.S. Army Corps of Engineers 404
permit, etc).

PERMITS FROM OTHER ORGANIZATIONS ARE NOT REQUIRED FOR THIS WORK. BUILDING PERMITS WILL BE OBTAINED
After completing SECTION 2, APPLICANT should submit form to Permit Staff for review.

SECTION 3: FLOODPLAIN DETERMINATION (To be completed by Permit Staff.

The proposed development is located on FIRM Panel No.: ) P, 3 0 j- ,Dated: __/~/ 5 - ; /

The Proposed Development:

O1s NOT located in a Special Flood Hazard Area
(Notify the applicant that the application review is complete and NO FLOODPLAIN PERMIT IS REQUIRED).

E’lﬁocated in a Special Flood Hazard Area.
ﬁe proposed development is located in a floodway.

100-Year flood elevation at the site is__// & B 1 Ft. NGVD (MSL) O Unavailable

See Section 4 for additional instructions.

SIGNED %ﬁf Y/ %— DATE: 5 -5-273
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SECTION 4: ADDITIONAL INFORMATION REQUIRED (To be completed by Permit Staff.

The applicant must also submit the documents checked below before the application can be processed.

Flood proofing protection level (non-residential only) Ft. NGVD (MSL). For flood proofed
structures applicant must attach certification from registered engineer.

@/ Certification from a registered engineer that the proposed activity in a regulatory floodway will not result in any
increase in the height of the 100-year flood (Base Flood Elevation). A copy of all data and calculations
supporting this finding must also be submitted.

Certification from a registered engineer that the proposed activity in a regulatory flood plain will result in an
increase of no more than 0.05 feet in the height of the 100-year flood (Base Flood Elevation). A copy of all data
and calculations supporting this finding must also be submitted.

[ﬁ/ All other applicable federal, state, and local permits have been obtained.

Other:

SECTION 5: PERMIT DETERMINATION (To be completed by Floodplain Chairman.

The proposed activity: (A) O Is; (B) O Is Net in conformance with provisions of Norman’s City Code Chapter 22,
Section 429.1. The permit is issued subject to the conditions attached to and made part of this permit.

SIGNED: DATE:

If BOX A is checked, the Floodplain committee chairman may issue a Floodplain Permit.

If BOX B is checked, the Floodplain committee chairman will provide a written summary of deficiencies. Applicant
may revise and resubmit an application to the Floodplain committee or may request a hearing from the Board of
Adjustment.

APPEALS: Appealed to Board of Adjustment: OYes ONo
Hearing date:
Board of Adjustment Decision - Approved: OYes 0O No
Conditions:
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SECTION 6: AS-BUILT ELEVATIONS (To be submitted by APPLICANT before Certificate of
Occupancy is issued.)

1. FEMA Elevation Certificate
and/or
2. FEMA Floodproofing Certificate

NOTE: The completed certificate will be reviewed by staff for completeness and accuracy. If any deficiencies
are found it will be returned to the applicant for revision. A Certificate of Occupancy for the structure will not
be issued until an Elevation and /or Floodproofing Certificate has been accepted by the City.

Form Revised 1/16
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EARL “GARY” KEEN, PE
P.0. BOX 891200
OKLAHOMA CITY, OK 73189

APRIL 25, 2023

ENGINEER'S REPORT
216 SOUTH LAHOMA AVE
NORMAN, OK

This report was prepared to accompany a floodplain permit application to the City of Norman for
proposed improvements to a residence located at 216 South Lahoma Avenue. This existing
development includes the residence (which the owner wishes to remodel) and a small storage building
(storage building to be removed), a driveway and fences.

The legal description of this property per Cleveland County Assessor records is Lot 6, Block 2,
Eagleton Addition. The residence was constructed in 1930. This property has been evaluated by both
the assessor's office and a private assessor, and both show this structure to be in good condition. This
engineer agrees with this assessment. Several photographs showing the exterior of this home are
attached.

This property is located in the designated floodplain and floodway of Imhoff Creek. Imhoff Creek was
studied in the FEMA FIS Study; therefore base flood elevations for the 1% chance flood are published
therein. The base flood elevation for this residence was determined from the profile in the FEMA FIS
study to be 1153.1' NAVD. A copy of this profile is enclosed as an exhibit. A Licensed Land Surveyor
determined that the elevation of the adjacent grade at the NE corner of the residence is 1149.3' NAVD
and that the lowest finished floor of this structure is 1149.92' NAVD. To fully meet the the floodplain
requirement, the finished floor would have to be at an elevation of 1155.1' NAVD or higher.

The owner's intent is to remodel and improve this structure and use it as student housing. His son is
attending OU and will be the primary resident. The owner's intent is to leave the residence in its
current place and elevation; therefore applicable regulation restrict the value of the improvements to a
maximum of 50% of the current value of the structure before construction commences. A licensed
appraiser was retained to perform a detailed appraisal of this structure. The appraiser determined that
the value of the property is $180,000. and that the value of the land is $100,000. Accordingly, the value
of the structure is $80,000 as stated in the appraisal (copy enclosed). The maximum value of the
improvement allowed without meeting all floodplain requirements is $40,000. The owner obtained a
detailed quote for the proposed construction, improvement, repairs, etc. related to this structure and his
quote is $29,442.50. This engineer recommends removal of a storage building that exists in the back
yard of this property. This building has dimensions of approximately 8' by 8' and is located in both the
floodway and floodplain. Removal of this building will be an improvement to the stream as it will
increase the conveyance across this property. This engineer estimated the cost of removal and disposal
of this building to be $1,000. Also, a chain link fence that exists on the north side of the fence has
accumulated a lot of debris such as leaves, tree branches, trash, floaters, etc. This debris should be
removed for disposal to increase the conveyance. Also, the pressure from the floodwaters has caused
portion of this fence to lay-down. This engineer suggests that this fence be erected by replacing
damaged metal posts. This fence is a standard chain-link fence that will have a minor impact on the
conveyance when maintained in a clean condition free of debris. Many similar fences of this type are
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existing in the floodplain of this creek. This engineer has estimated that the fence can be cleaned and
repaired at a cost of $500. An additional $1500 has been added to the contractors quote: $1000 for the
building removal and $500 for this fence.

Since this $1500 is not associated with improvements to the residence, it may not be appropriate for it
to be applied to the amount allowed for improvements to the structure. The owner is requesting that
the City make a determination in this matter. Also, the value of the proposed improvement is less than
the allowed value of $40,000 for improvements as mentioned above, and the owner is requesting the
balance of the allowable be reserved for future improvement under a revised permit or a new permit.

The proposed modification of the house will involve removing walls and adding walls to allow for
construction of the second bathroom. Essentially, the area of the kitchen will be reduced and the
bedroom will be increased by the area of the new bathroom.

The footprint of the existing residence will not be increased.

Other improvement to the residence will be upgrades to the electric utility system. A new electrical
service having a greater capacity will be installed to replace the existing service. Also, the existing
electrical breaker box will be replaced with one having a greater capacity. Miscellaneous electrical
items such as minor circuits, switches, receptacles, lamps and fixtures will be installed to provide
power to appliances and/or bathroom fixtures. As shown, by the contractor's quote, three windows will
be removed and the wall openings will be closed. Exhibits showing the existing floor plan and
proposed floor plan are enclosed.

Existing fences should be discussed. Several sections of fence are present on or near the property. The
previously mentioned chain-link fence exists along the north line of the lot. Actually, the ownership of
this fence is unknown at this time. This is not unusual on older developments where the fence may
have existed for decades. It may be a shared fence, or it may be owned by either of the owners of
adjoining property. In either case, the debris caught on this fence needs to be removed to reestablish
conveyance of the stream, and the owner agrees to do this if permitted. Two other short sections of
fence exist along the north line of said lot. One is chain link and is limited to the area adjacent to the
residence. A short section of stockade fence exists in this area also. Both of these sections run parallel
and adjacent to the long section of chain link fence mention previously that should be cleaned. No
work is proposed for these fences. A pipe fence (horizontal pipes) exists on the top of the east bank of
the lined creek channel. This fence runs parallel to the flow of the stream and therefore has reduced
impact on the conveyance of the stream. No work is proposed on this fence as it appears to be fairly
good condition.

Another fence, a wire fence that is shown in photos runs from the southwest corner of the residence
westward to the northwest corner of the concrete driveway. Then it run south across the south property
line of the subject lot, where it connects to another fence on the adjacent lot. This fence is erect and
appears to be in good condition. No work is proposed for this fence.

It is this engineer's opinion that the modifications proposed herein will comply with the City of
Norman's floodplain regulations that this application should be approved. However, it is important to
clarify that the base flood elevation is approximately 3.2 feet above the floor of this structure and that
the proposed work will not alter that situation. This condition places this home at high risk of flooding
from the one percent chance flood (aka 100-year flood) and perhaps from smaller storms having a
shorter return period. In addition, the ground on this property might be flooded to a depth exceeding a
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four feet. This depth of water will be adequate to damage vehicles located thereon and might even
cause vehicles to float and/or be transported downstream. Everybody associated with this property
should be aware of the potential hazards of flooding of this property.

However, the proposed work will not increase the risks of flooding and associated damage at this
location.

ENGINEER'S CERTIFICATION
216 SOUTH LAHOMA AVE
NORMAN, OK

The owner of the property located at the above address has applied for a floodplain permit to allow
certain improvements to the residential structure, to repair a fence and to remove debris from same, and
to remove a storage building. Imhoff Creek flows across this property and a designated floodway and
floodplain is associated with Imhoff Creek at this site. The subject property is located within the
floodplain and floodway. This work, as presented in the application, will not result in an increase in the
elevation of the floodplain nor an increase in the width or elevation of the floodway at any location in
the community. No structures will be added outside the residence and no soil will be disturbed and no
fill will be added to this property.

Address: PO Box 891200
Norman, OK 73189

Phone: 405-823-8240
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LIST OF EXHIBITS
216 SOUTH LAHOMA AVE.
NORMAN, OK

LOCATION MAP

SITE PLAN SHOWING IMPROVEMENTS

SITE PLAN WITH TOPO DATA

FIRMETTE

GOOGLE EARTH IMAGE WITH GIS CONTOURS

STREAM PROFILE FROM FIS STUDY

VALLEY CROSS-SECTION

PHOTO-VIEW OF FRONT OF RESIDENCE

PHOTO-VIEW OF SOUTH AND WEST WALLS OF RESIDENCE

. PHOTO-VIEW OF WEST WALL OF RESIDENCE

. PHOTO-VIEW OF NORTH SIDE OF RESIDENCE, WEST END (LOOKING WEST).
- PHOTO-VIEW OF NORTH SIDE OF RESIDENCE, EAST END (LOOKING EAST)

. PHOTO-VIEW OF STORAGE BUILDING, WHICH WILL BE REMOVED.

. PHOTO-VIEW OF LINED CHANNEL, LOOKING NORTH

. PHOTO-VIEW OF LINED CHANNEL, LOOKING SOUTH

- EXISTING FLOOR PLAN OF RESIDENCE, SHOWING DEMOLITION AREAS

. PROPOSED FLOOR PLAN OF RESIDENCE

. CLEVELAND COUNTY ASSESSORS OFFICE INFORMATION RE. PROPERTY
19.
20.
21.

CONTRACTOR'S COST ESTIMATE, 3 PAGES

APPRAISER'S REPORT, 12 PAGES

FLOODPLAIN PERMIT AND NOTIFICATION MAP AND MAILING LIST (PREPARD BY
CITY OF NORMAN GIS GROUP), 4 PAGES

36




Item 3.

Google Maps 216 S Lahoma Ave
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EXISTING FLOOR PLAN SHOWING DEMOLITION AREAS
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NORTH

SCALE:

1l :5/

PROPOSED FLOOR PLAN

216 S. LAHOMA AVE, NORMAN, OK

ﬁ 31.10 vm
CLOSET[[ 1o C - !
NE AND
<>9A DRY ﬁ
| N “

SHO-|DISH
VER WasH
mDh v _.nm_ x 5
S Y Lt
&8 — | = |E LIVING
s | < |3 (2700
BATH Oﬁ O O .
\gencaten (0] @]
| DOCR BE DROOM
_ BEDROOM oo
TUB-SHOWER

[

B

|

EXISTING
70

REMAIN

PROPOSED

45




Cleveland County Oklahoma Assessor's Office Item 3.

Cleveland County Oklahoma Assessor's Office

Account #: 32336 / Parcel |D: NC29EAGLE 2 CURRENT BURNETT, GLENN & SHE!LA Current Market Value
6001 216 S LAHOMA AVE $97,631
216 S LAHOMA AVE NORMAN 0K 73069

KEY INFORMATION

Tax Year 2023

Land Size 0.2200 Land Units AC

Class Urban Reside School District NORMAN CITY 29
Section 31 Township 9

Range 2w Neighborhood EAGLETON NC29

Legal Description EAGLETON LOT 6 BLK 2

Mailing Address BURNETT, GLENN & SHEILA, 216 S LAHOMA AVE, NORMAN, 73069, 73069
ASSESSMENT DETAILS

Market Value $97,631

Taxable Value $97,631

Land Value $40,000

Gross Assessed $11,715

Value

Adjustments $0

Net Assessed Value = $11,715

View Taxes for R0032336
RESIDENTIAL
RESIDENTIAL BUILDING (1)

Type 0001 Description Conventional 1 Story = Quality Fair Plus

Stories 1.0 Condition Good Year Built 1930

Interior Drywall Exterior Walls Frame Masonry Full Baths 1

Veneer

Additional Full Bath | 0 Half Baths 1] Three Quarter Baths ' 0

Total Bathrooms 1.00 Roof Type Gable Bedrooms 2

Roof Cover Comp Shingle Foundation Conventional Frame Floor Cover Allowance

Cooling Central H/A Total Finished Area 837
SALES
SALEDATE SALEPRICE DEEDBOOK DEED PAGE GRANTOR GRANTEE DEED TYPE
11/01/2022 $142,500 6492 264 SU, ZHONGJIANG BURNETT, GLENN & SHEILA WD
09/23/2019  $60,000 5970 1169 CLEAR WATER PROPERTIES,LLC  SU, ZHONGJIANG WD
09/04/2019 - 5965 744 SAM INVESTMENTS, LLC CLEAR WATER PROPERTIES, LLC WDN
02/28/2014 $100,000 5266 1456 RAYL, CHARLES H-REV TRT SAM INVESTMENTS, LLC WD
10/24/2007 $105,000 4415 383 LOWE, LYLE & CHERI RAYL, CHARLES H-REV TRT WD
06/10/1996 $0 2738 18 POSTON, SUZANNE T LOWE, LYLE & CHERI WD

LAND | 3
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J.W Designs LLC
9201 Button Ave
Oklshoma City, OK 73160
(405) 740-0322

John.JWDcsigns@Gmail.Com

Estimate

Glenn Bumett
1702 Creekside Dr.
Sugar Land, TX 77478

Job Site- 216 S Lahoma Ave

DATE

Norman, OK. 73069

ACTIVITY

Services

Services

Services

Materials

Services

Services

= JW. DHIGNS

< Mo Hu)h*’ RLMn:,[

405-740- 0322

DESCRIPTION

Demolition

- Existing walls to adjust floor plan for
added closet, bathroom, and utility
closet

- Flooring

- Disposal for entire length of project is
included in this line

Framing

- Frame wall structures for the new floor +

plan layout

- Provide any subfloor supports that are
needed in this work area

- Frame interior pocket doors and
swing doors

- Standard materials included in this
line

Drywall

- Install new drywall to exposed
framing on walls and ceiling

- Tape, mud, and skim coat texture

Drywall
- Approx. 10 Sheets

- Tape, Mud
- Misc. supplies

Plumbing

- Adding hookup for dishwasher

- Relocating supply and drain box for
washing machine

- Install new drains for shower, toilet
and sink in bathroom

- Install new supply lines for sink,
shower, and toilet in bathroom

All necessary materials included

New Bathroom
- Full standup tiled shower

®

012433
0472172023
QTY RATE
1 240000
"..{' o
s M
"‘& 17 225000
1 2,140.00
1 400.00
1 401500
1 598000

Item 3.

AMOUNT

2,400.00

2,250.00

2,140.00

400.00

4,015.00

5,980.00
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Services

Services

Services

Materials

Services

Materials

New Bathroom 1 5.980.00
- Full standup tiled shower
- Subway tiles
- Tile flooring
- Vanity with sink and fixture
- Round bowl toilet
- Exhaust fan
- Wall mounted light fixture
- Wafer light led above shower
Standard materials included

Electrical 1 9,220.00
- Remove 100 amp meter base and
service riser

- Install/ upgrade service to 200 amps
with meter base and service riser (
upgrade recommended based on all
appliances being electric, and no gas
supply to home )

- Grounding and bonding breaker box
with 5/8" ground rods X 2 and # 4 bare
wire

- Remove 2 existing interior panels

- Install new outdoor weather rated
breaker box 200 amps

- Reroute existing circuits into new
outdoor panel

- Install dedicated circuit 120V-20 amp
for new bathroom with GFCIL light
fixtures, exhaust fan

- Install dedicated circuit 120V-15 amp
- dishwasher

-Install dedicated circuit 120V-15 amp-
refrigerator

- Install dedicated circuit 240V-30 amp
with 10/3 Romex wire- stackable WD
-Install dedicated circuits 120V-20
amps X 2 for kitchen countertops
-Install disconnect box 240V-30/60
amp -AC condenser

-Pull necessary electrical city permits
with the city of Norman

Materials included

Flooring 250 225
- Install new matched LVP flooring in
the worked areas
- Approx SO0SF
- Install new base trim

Flooring 250 3.00
LVP flooring to match existing in
house

Windows 1 850.00
- Brick and mortar 3 windows after full
removal

Windows 1 575.00
- Brick

Item 3.

5,980.0C

9,220.00

562.50

750.00

850.00

575.00
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- Mortar
- Misc. supplies

Insurance 30,000 0.01 300.0(

29,442.5(

o Z M 0.0¢
/ $29,442.50

Lohn lf\%jm_ WoadS
412012023
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Curb Appeal, inc.
3334 W Main St, #136, Norman, OK 73072

File No. 2303092RU

Item 3.

File Number; 2303092RU

Mr. Glenn Burnett
216 S Lahoma Ave
Norman, OK 73069

Invoice # : 2303092RU
Order Date : 04/03/2023
Reference/Case # ;

PO Number :

216 S Lahoma Ave
Norman, OK 73069

General Purpose Appraisal Report $ 550.00

Invoice Total $
State Sales Tax @ $
Deposit (s )
Deposit ($

Amount Due $ 550.00
Terms: Upon Receipt, Please

Piease Make Check Payable To:
Curb Appeal, Inc.

3334 W Main St, #136
Norman, OK 73072

Fed. 1.D. #: 41-2074659

Thank you for choosing Curb Appeal, Inc. for your real estate valuation needs!

Tel: 405/ 850-0555 email: asmerson@curbappeaiok.com Fax: 405/ 701-9011
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Item 3.

Restricted Appralsal Report File No. 2303092RU
Thb_,. sole f the ciient. The rationale for how atthe opir forth inthis not properly
4 Information in the sgpraiser's workfiie. The purposs of this apprals port is to provide the client with a credible cpinion of the defined vaiue of the subject property, given the Intended use of the kpf:
iu Client_Mr. Glenn Bumett E-mail
] Cliomt Addvess 216 S Lahoma Ave Cty Norman State OK Zip 73089

& Imended Use To obtain the current market value of the Subject property for collateral valuation purposes, as of 04/03/2023, the effective
i date of the appraigal report (inspection date

Property Address 216 S Lahoma Ave Ciry Norman State OK Zip 73069

i Other Description (APN, Legal, etc). f appicable Lot 8, Block 2, Eagleton addition, to the City of Norman; Cleveland County Assessor ID: NC29
W EAGLE 2 6 001 / R0032336; Owner of Record: Glenn, Shiela Bumett; 2022 Taxes: $1348.00

2] Property Rights Appraised (X )Fee Simple | _JLesschoid | ] Other (describe]

8] Subject property existing use:  Single Family Residence, zoned R-1:Single Family Res. Dist Use refiected in app Same

Highest and Best Use: EMI Other:

| didnotreveaia priot sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

'm— Prior Sale/Transfer: _ Date 11/01/2022 Price $142,500 Source(s) Cleveland County Assessor Records
ife] Analysis of prior sale transfer history of the subject property (and comparable sales, if applicable) The Suhg property previously sold, 11/01/2022, at $142,500, Grantor:

’ Zhonajiang Su; Grantee: Glenn, Shiela Bumett. The prior sale is considered to be an Arms length transaction. The prior sale appears to have sold below market. No

!; other salesftransfers of the Subject property, witin the past 36 moniths of the effective date of the appraisal report. No prior salesfransfers of the Comparable
=1 properties, within the past 12 months of thelr effective dates of sale.

| Ofterings, aptions and contracts as of the effective date of the appraisal  No listings of the Subject property, within the OKCMAR MLS system within the past
12 mos. No current executed options or confracts for purchase noted, as of the effective date of the appraigal report.

Marketabilty Comments:  The Subject's nelghborhood is defined as follows: W Main St to the north; W Lindsey St to the south; Burlington

Northem / Santa Fe Railroad tracks to the east; S Berry Rd to the west. Per OKCMAR MLS data, the average days on market for the
defined neighborhood is 20 days. Reasonable exposure time for the Subject property is considered to be less than 3 months.

i
=

7] Ste Comments: **NOTE** The Su is located in a Special Flood Map Area - High Risk (Zone AE] FEMA Flood Map: 40027 C0280J, dated
1 01/15/2021. See attached flood map for additional details. Given the location within the flood map any changes to the residence / remodeling /

18] rehabilitation would require a Flood ain Permit Appliacation by the City of Norman, under the requirements outlined in the Flood Hazard Ordinance

! Sectlon 429.1, rev. 01/18/2022. See Attached Addendum

C The Subject Eroggx is an Average quality 1 Story Ranch style home, considered to be in Good condition. The

Kltchen features newer cabinet anite countertops, appliances and fixtures. The bathroom includes newer cabinetry, tiled flooring,
I plumbing / electrical fixtures. The progegx features refinished hardwood flooring, newer interior paintwork and fixtures. The property

I also features a newer central heat/air system. Other features include a covered porch and rear perimeter fencing.

i FEATURE SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
216 S Lahoma Ave 629 W Comanche St 624 W Comanche St 708 W Eufaula St
Address Norman Norman, OK 73069 Norman, OK 730689 Norman, OK 73089
Proximity 10 Subje 0.09 miles NE 0.07 miles NE 0.05 miles SE
Sale Price $ $ 215,000 H 227,000 $ 159,500
Saie Price/Gross Liv.Area | § 0.00 so.f. |$ 215.00 sq.ft $_190.76 sq.n $ 22153 sq.ft
Data Source(s OKCMAR #1010202; DOM 3 | OKCMAR #1048736; DOM 1 | OKCMAR #1018414; DOM 2
Verification Sourcels Cleveland Co;Bk-Pg:6444-756 | Cleveland Co;Bk-Pg:6528-484 | Cleveland Co;Bk-Pg:6460-80
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{4$ Aduetmars DESCRIPTION o[ 8 A DESCRIPTION 1) $ Acgstment
Sale of Financing ArmsLength ArmsLength ArmsLength
Concessions Conventional;0 Cash,0 Cash;0
Date of Sate/Time 806/22;c05/22 0[803/23;c02/23 0807/22;c07/22 0
Location Eagleton Norman Core 0| Eagleton Eagleton
Leasehold/Fee Simple | Fee Simple Fee Simple Fee Simple Fee Simple
9583 sf 6970 sf 0]10019 sf 016534 sf 1]
Residential-Avg | Residential-Avg Residential-Avg Residential-Avg
1 Sty Ranch 1 Sty Ranch 1 Sty Ranch 1 Sty Ranch
Average Average Average Average
1930 (93 years) | 1920 (23 years) 01930 (03 years) 1942 (81 years) 0
Good VGood -11,000 | Good Good
Tood [Bams)  Bahs | Towst [Boms]  Bas Yoo [Bams|  Bahs -5,000 | 1o [poms| _Bas
@ 412 1.0 5|2 1.0 0j51]3 1.0 0j4]2 1.0
=3 Gross Living Area 100.00 843 sq.i 1,000 sq.ft -16,700 1,190 sq.n. -34,700 720 sq.h. 12,300
b1 Basemem & Finished | O8f Osf Osf Osf
b8 Rooms Below Grade
p#] Functional Uti Average Average Average Average
} Heating/Cooling Central Heat/Air | Central Heat/Air Central Heat/Air Central Heat/Air
§ Energy Efficent tems___| Dbl Pane Wnds | Storm Wnds Dbl Pane Wnds Dbl Pane Wnds
Garage/Carpo None None None 1 Carport -1,500
Porch/PatiolDeck Stoop,Porch Patio,Porch 0 | CvdDeck, Porch -2,000/ Stoop,Porch
Addn'| Amenities | None 1FIP -1,000 | None None
Flood Zone AE - High Risk | AE - High Risk AE - High Risk AE - High Risk
Net Adjustment (Total L) 1X)- s 27,700| (J. IXJ- s a,700f (X)e [J- s 10,800
Adjusted Sale Price NetAdj -12.9% NetAdj -18.4% NetAd,  6.8%
of Comparables GrossAg. 12.9%$ 187,300 | GrossAd. 18.4% | 185,300 | GrossAg, 8.7% ¢ 170,300

Summary of Sales Comparison Approach _ See Attached Addendum

lindicated Value by Sales Comparison Approach § 180,000

: o NGt s, 800234 Thés form Copight © 2005. 2016 ACL a F st Amencen Corpany. A Rghts Reservod
1943 PAR™) General Purpose 7
par = R
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Restricted Appraisal Report Fite No. 2303092RU

Item 3.

Methods and technigues employed: (X | S8ales Comparison Approach . Cost Approach . Income Approach DOthor:

Discussion of methods and techniques employ ing reason for an app wvaue:  As discussed with the client, only the Sales Comparison

Approach was completed. While the Cost and Income Approaches to Value are considered to be relevant, the exclusion of these
approaches is not required to produce credible appraisal results.

9 Reconciliaton commemts: The Sales Comparison Approach was given greatest weight, as comparable sales data is most readily available and
=1 the best indicator of value for the subject property. This is considered a restricted appraisal, as defined under USPAP, Standard 2-2 (b).

o] Based on the scope of work, assumptions, limiting conditions and appralser’s certification, my (our) opinion of the defined value of the real propetty that is
'LJ the subject of this report as of 04/03/2023 » which is the effective date of this appralsal, Is:

@ Single point $ 180,000 (J Range $ to$ D Greater than D Lessthan §
This appraisal is made i: ' “asis,” | i subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been completed,

subject to the following repairs or altesations on the basis of a hypothetical condition that the repairs or afterations have been completed D subject to the following:

Appraiser's Certification

The appraisar(s) certifies that, to the best of the appraiser's knowledge and befief:

1. The statements of fact contained in this report are true and comect

2. The Iy inions, and lons are limited ony by the reported assumptions and limiting conditions and are the app 'S p impartial, and

L ) Lt

inions, and

3. Unless otherwise stated, the appraiser has no present or prospective interest in the property that is the subject of this report and has no personal interest with respect to the parties
invoived.

4. The appraiser has no bias with respect to the property that is the subject of this report of to the parties involved with this assignment.
§. The appraiser’s engagement in this assig was not gent upon ping of reporting p ined results.

6. The appraiser’s compensation for completing this assignment is not contingent upon the development or reporting of a predetermined vatue or direction in value that favors the cause of
the client, the amount of the vatue opinion, the attainment of a stiputated result, of the occurrence of a subsequent event directly related to the intended se of this appraisal,

£ 7. The appraiser's analy pi and ¢ ions were ped, and this report has been prepared, in conformity with the Uniform S of Professional Appraisal Practice.
=1 8. Unless noted, the appraiser has made a p inspection of the propesty that is the subject of this report.

9. Unless noted, no one provided significant real property appraisal assistance to the appraiser signing this certification. Significant real property appraisal assistance provided by:

K | have performed no services, as an appraiser or in any other capacily, regarding the property that is the subject of this report within the
Lt

i|.three-year period immediately preceding acceptance of this appraisal assignment.

|
|
|
|
|
|
i

Additional Certifications:

Type of Value: (X) Marketvaiue () Othervalue:

Source of Definiton: ~ The Dictionary of Real Estate Appraisal, the Appraisal Institute

Definition of Value: The most probable price in cash, terms equivalent to cash, or in other precisely revealed terms, for which the appraised

£ property will sell in a competitive market under ail conditions requisite to fair sale, with the buyer and seller each acting prudently,
nowiedgeably, and for self-interest, and agsuming that neither is under undue duress.

? Fundamental assumptions and conditions presumed in this definition are:

= 1. Buyer and seller are motivated by self-interest

1 2 Buyer and seller are will informed and are acting pruden
=] 3. The property is exposed for a reasonable time on the open market.
k4 4. Payment is made in cash, its equivalent, or in specified financing terms.
S. Specified financing, if any, may be the financing actually in place or on terms generally available for the pro perty type in its locale on
i3 the effective appraisal date.
I 8. The effect, if any, on the amount of market value of atypical financing, services, or fees shall be clearly and precisely revealed in the

appraisal report.

i
|
il
i§
i
!
’ APPRAISER CO-APPRAISER
|
[
|
i
j

Name: Aaron Emerson Name:
Company Nsme:  Curb Appeal, Inc. Company Name:
Company Address: 3334 W Main St, #136 Company Address:
Norman, OK 73072
Telephone Number: (405) 573-0050 Telephone Number:
l ¥ EmailAddress: aemerson@curbappealok.com Email Address:
]  Suate Certiication# 12609CRA State Centification #
B orLicense # or License #
O or Other (descrive); State f; State:
M s Ok Expiration Date of Certification of License:
M Expiration Date of Certiication or License: 10/31/2025 Date of Sig
Date of Sig; and Repot:  04/14/2023 (revised) Date of Property Viewing:
Date of Property Viewing: 04/03/2023 Degree of property viewing:
. of property viewing: (Dintesior and Exterior Oeveriorony  (Jvidnot personatty view
! [%g::enorand Bxeir  (Jenedorony  (Jia not personally view
= o AC! scPwara, 800 234 0721 were Thes form Copyegft © 2006.2015.ACL a Frst Amencan Comparty Al Rights Reserved.
m Page 20f 3 @Pm‘)mhmﬁ%dmo%l‘;
Curb Appea, Inc.

52




Fie No. 2303092RU

Scope of Work, Assumptions and Limiting Condltions

8cope of work is defined In the Uniform of P Appi Practice as " the type and extent of and y inan " In shor, scope of
work is what the appraiser did and did not do during the course of the assignment. [t Includes, but is not limited to: the extent to which the property is Identifled and inspected,
the type and extent of data researched, the type and extent of analyses appiied to arrive at opinions or conclusions.

The scope of this and in this report are specific to the needs of the client and to the intended use of the report. This report was prepared for the sgle

and exclusive use of the client for the identified intended use and its use by any other parties is p d. The ap Is not resp for use of the report.

The 's certification app g in this app report is subject to the following conditions and to such other specific conditions as are set forth by the appraiser in thi
report, All 4 and conditions are stated in the report and might have affected the assignment resuits.

1. The appraiser assumes no responsibility for matters of a legal nature affecting the property appeaised o title thereto, nor does the appraiser render any opinion as to the title, which is
assumed 1o be good and marketable. The property is appraised as though under responsible ownership.

2. Any sketch in this report may show approximate dimensions and is included onfy to assist the readef in visualizing the property. The appraiser has made no survey of the property.

3. The appraiser is not required to give testimony or appear in court because of having made the appraisal with reference to the property in question, unless arrangements have been
previousty made thereto.

4. Neither afl, nor any part of the content of this report, copy or other media thereol {including conclusions as to the property value, the identity of the appraiser, professlonal designations,
or the firm with which the appralser Is connected), shall be used for any purposes by anyone but the client and other intended users as identified in this report, nor shall it be conveyed by
anyone to the pubtic through advertising, public retations, news, sales, or other media, without the written consent of the appraiser.

5. The appraiser will not disclose the contents of this appraisal report unless required by applicable law or as specified in the Uniform Standards of Professional Appraisal Practice.

6. Information, estimates, and opinions fumished to the appraises, and ined in the report, wese obtained from sources constdered reliable and befieved to be true and cotrect.
However, no responsibility for accuracy of such items fumi tothe iser is by the app:

7. The appraiser assumes that there are nto hidden or unapparent conditions of the propety, subsoil, or structures, which would render it more or less valuable. The eppraiser assumes
no responsibility for such conditions, of for engineering or testing, which might be required to discover such factors. This appraisal is not 8 home inspection or environmental assessment
of the property and should not be considered as such.

8. The appraiser specializes in the valuation of real propesty and is not a home inspector, building comractor, structural engineer, or similar “expert’, unless otherwise noted. The appraiser
did not conduct the ive type of fleld observations of the kind intended to seek and discover property defects. The viewing of the property and any improvements is for purposes of
developing an opinion of the defined value of the property, given the intended use of this assignment, Statements regarding condition are based on surface observations only. The
appraiser claims no special expertise regarding issues including, but not limited to: foundation setitement, wood ying {or other} insects, pest infestation,
radon gas, lead based paimt, mokd of environmental issues. Unless otherwise indicated, mechanical systems were not activated or tested.

This appraisal report shoutd not be used to disciose the condition of the property as it refates to the presence/absence of defects. The client is invited and encouraged to empioy qualified
expents toinspect and address areas of concern, I negative conditions are discovered, the opinion of value may be affected.

Uniess noted, the app the that constitute the subject property Imp are sound and in working order.

Any viewing of the property by the appraiser was limited to readity ereas. Unless ise noted, attics and crawd space areas were not accessed. The appraiser did not move
furnitire, floor coverings or other items that may restrict the viewing of the property.

9. Appraisals involving hypothetical conditions related to completion of new construction, repars or ahteration are based on the assumption that such completion, siteration of repars will
be competently pesformed.
10. Unless the imended use of this appraisal specifically includes issues of property insurance coverage, this appraisal shouid not be used for such purposes. Reproduction or

Replacement cost figures used in the cost app are for lon purposes only, given the intended use of the assignment. The Definition of Value used in this assignment is not
consistent with the definition of Market Value for property insurance coverage/use unless atherwise stated by the appraiser.

Additional Comments Related To 8cope Of Work, Assumptions and Limiting Conditions

MmmmmzunﬁmMM s Jorm Copyright © 2005-2016 ACL a First American Company. A Rghs Reserved.
o3 PAR™) General Purpose
Pae e ) Wmﬂm1
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SUBJECT PROPERTY PHOTO ADDENDUM

Item 3.

Client: _Mr. Glenn Burnett File No.: 2303092RU
Property Address: 216 S Lahoma Ave Case No.:
| City: Norman State: OK Zip: 73069

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: April 3, 2023
Appraised Value: $ 180,000

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE
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Item 3.

ADDENDUM
Client. Mr. Glenn Bumett File No.:_2303092RU
_Property Address, 218 S Lahoma Ave Case No..
City: Norman State: OK Zip: 73069

Purpose of the Appraisal

The purpose of this appraisal is to estimate the market value of the subject property as defined within the
attached GPAR Restricted Appraisal Report (01/2014) as of the effective date of the appraisal. The function of
this appraisal is to assist the client, Mr. Glenn Bumett, in collateral market valuation, as of 04/03/2023
(appraisal field inspection date).

This report is intended for the use only of the named client(s) herein.

Use of this report by others, not specifically named on the first page of this report, is not intended by the
appraiser. This report is not intended, nor can it be relied upon for any other use. This appraisal report is a
technical document and has been prepared to the client’s requirements and specific technical needs.

Casual readers are cautioned about their limitations and are also cautioned against possible misinterpretation
of the information contained in this report. The appraiser assumes no liability for harm caused by reliance upon
an incomplete or altered copy of an appraisal report (including all addenda and attachments) given out to others.
The client is cautioned in releasing this report to any other party. Legal advice should be obtained on potential
liability issues before any copies are released. A party receiving a report copy from the client does not, as a
consequence, become a party to the appraiser-client relationship.

Parties who receive a copy of an appraisal, consulting, or review report as a consequence of disclosure
requirements applicable to an appraiser’s client do not become intended users of the report unless the client
specifically identifies them at the time of the assignment. (USPAP SMT-9).

The reader is cautioned that there are inherent limitations of the accuracy of the information and analysis
contained in this appraisal. Information obtained from public sources is deemed reliable but not guaranteed.

It is important to read the entire report, including the addenda and attachments in an effort to understand any
and all limitations. Opinions and estimates expressed herein should not be considered as advice or a
recommendation to act.

Scope of Work

This appraisal was prepared in accordance with Standards Rule 1 of the Uniform Standards of Professional
Appraisal Practice (USPAP), and the opinions and conclusions herein were reported in accordance with
Standards Rule 2 of USPAP,

The scope of work is driven by the complexity of the appraisal assignment, the intended use and user as
defined, property type, characteristics of the property, intended purpose, and accepted appraisal practices as
are recognized as of the effective date of the appraisal, as well as USPAP. Advisory Opinion 23 (AQ-23).

As such, the scope of work required by this assignment includes but is not limited to the following:
Subject And Market Characteristics Research & Report Development

Upon receipt of the appraisal request and assignment, the Appraiser evaluated the order, correlated and
reconciled with the client/lender the requested work and the requirements of the Appraiser, the appraisal and an
agreement for services to the assignment was made. A preliminary research of the legal description, property
taxes, ownership of record and real estate activity and history was performed. An appointment was established
and further preliminary research was performed to determine market trends and factors pertinent to the subject
and the market.

Although due diligence was exercised while visiting the subject property, the appraiser is not an expert in such
matters as identification of mold, lead paint, pest control, structural engineering, hazardous waste, soil slippage,
septic/cesspool system integrity, electrical-plumbing-roof-foundation systems, etc. and Appraiser neither incurs
nor accepts responsibility for those items.

Calculations were made, the preliminary data of sales, listings and pending properties were observed from the
public street. Verification of data, adjustments and calculations were made based on market reaction and the
final work product, appraisal report, was completed and delivered to the clientlender shown on the appraisal
report and the assignment was completed as per the order (engagement letter, instructions or other method of
order) from the client. Any additional requests, instructions, analysis and/or possible supplemental requirements
will incur additional fees to be negotiated and paid in advance.

As discussed with the client, only the Sales Comparison Approach will be compieted. While the Cost and Income
Approaches to value are considered relevant in the local marketplace, these approaches are not required to
produce credible appraisal results.

Addendum Page 1of 7
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ADDENDUM
Client: Mr. Glenn Bumett File No.: 2303092RY
Property Address: 216 S Lahoma Ave Caso No.:
City: Norman State: OK Zip: 73069

Highest & Best Use
Analysis is done “As Improved."To summarize:

“If the subject’s improvements are reasonably typical and compatible with the market demand for the
neighborhood, and the present improvements make the value of the property greater than if the site were
vacant, then the existing use is considered as reasonable, reflecting its highest and best use”.

Residential use is among those uses deemed legally permissible, physically possible and financially feasible.
Thus, the current/proposed residential use is considered an adequate expression of the concept of highest and
best use as improved/proposed to be improved.

The highest and best use scope of work did not include a strict, theoretical highest and best use analysis which
would include analyzing all legally permitted and physically possible uses based on the assumption that the site
is vacant.

The scope of work in determining whether current or proposed use is a "legal” use was limited to researching
whether this zoning classification allows use as a residential site. | suggest the client to employ the services of
other professionals such as surveyors, title specialists, etc. if the client has zoning concerns beyond the fact
that this site allows for residential use and is improved/proposed with a residential dwelling.

However, given the Subject's location within a High Risk Floodplain and the fact that any substantial changes
to the Subject property would require a Floodplain Permit Application, a discussion of the Subject's Highest
and Best Use will be evaluated throughout this appraisal assignment.

General Comments

The appraiser provides an opinion of estimated market value. The appraiser is not a home, pest inspector or
environmental! inspector. The appraiser does not guarantee that the property is free of defects or environmentai
problems.

If a needed repair or item of concern is readily observable, this appraiser will note it. Based on the
circumstance, there will be three options. These are:

1. Only a comment on the noted item with no recommendation.
2. A comment and recommendation for additional inspection/reports from a qualified provider.
3. A comment and recommendation to have the item replaced/repaired as needed.

However, regardless of the recommendation, this appraiser recommends that if a more detailed inspection or
description of the improvements is required, a qualified and competent building inspector, pest control inspector,
structural engineer, contractor or architect be retained. The condition of various systems noted in the report is
based solely on an external cursory observation. This appraiser and/or appraisal firm does not warrant or
guarantee that the condition indicated is accurate due to potential hidden repairs and/or problems or those that
are outside the appraiser's scope of work. This appraiser and/or appraisal firm employees are not qualified in
the detection of asbestos, lead based paint or similar products, radon, synthetic or latex or elastomeric stucco,
Poty Butylene pipes or connectors (again these may be hidden), urea-formaldehyde foam insulation, aluminum
wiring (usually hidden) or other items or materials that are or may be considered as hazardous or harmful or
dangerous to humans and/or properties.

Measurements, calculations, square footage and room counts are approximations and the appraiser does not
guarantee accuracy. If the square footage is important in any manner to any user of this report, the user should
have the square footage measured prior to undertaking any action including, but not limited to, making a loan,
funding a loan, purchasing or selling the subject property.

Sources and Data Research Comments

Data for the subject and sales considered for comparison are gathered from the sources listed and described
below. The research and gathering of data and information is performed and completed in the normal course of
business as is referenced in USPAP, AO-24. Although due diligence in verification of the information was
performed, the appraiser obtained the information, estimates, and opinions that were expressed in the appraisal
report from sources that he or she considers to be reliable and believes them to be true and correct. The
appraiser does not assume responsibility for the accuracy of such items that were fumnished by other parties.

The property was observed by the appraiser by an on-site observation of the interior / exterior, dated
04/03/2023, the observervation included a perimeter exterior measurement of the property which was
completed in accordance with ANS! Z765-2021 standards.

Interior photos of the Subject property were obtained from the OKCMAR MLS system (OKCMAR MLS

Addendum Page 2 of 7
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ADDENDUM
lient: _Mr. Glenn Bumett File No.: 2303092RU
Property Address: 216 S Lahoma Ave Case No.:
City: Norman State: OK Zip: 73069

#1031168). Based on a visual inspection of the Subject property, dated 04/03/2023, no changes appear
to have been made to the interior of the property.

Comparable photographs have been be obtained from the OKCMAR MLS system and/or Cleveland County
Assessor Records.

The flood zone designation was based on an examination of the available flood maps, or other data sources
available in my market and typically used in the trade for such purposes. Due to the scale and relatively poor
quality of these maps, a survey performed by a professional land surveyor (PLF) should be considered as the
best indicator as to the exact Flood Zone designation. The lot area was based on available information from
public records, plat maps, and survey when available. Lot dimensions are subject to minor differences and
should have negligible effect on the final value estimate. Lot dimensions are typically not reviewed or verified as
that is outside the scope of the appraisal and this analysis. This appraiser cannot guarantee the accuracy of the
flood maps, location on the flood maps, lot sizes, lot area and/or determination of FEMA Special Flood Hazard
Zones. No title search was performed nor was there any research performed as to applicable permits, etc., as
that is outside the scope of work

Nicole Emerson has provided professional assistance in preparation of this appralsal assignment,
which includes property collection data, research and assistance during the on-site field observation,
Including property measurement and calculations, taking photographs and detailing property
characteristics and condition factors; researching comparable sales transactions through the MLS
system and verification through secondary data sources.

Sources of Data

The following sources of data were used in research for this appraisal. They are deemed to be accurate but are
not guaranteed.

1. The appropriate county Property Assessor's records

2. The appropriate county Clerk of Court records, if available and obtainable

3. OKCMAR MLS and Tax Record database.

4. Sold Data, Inc (SDI).

5. Area plat maps

6. Survey (when made avatlable).

7. FEMA Flood Zone data, as well as local flood maps.

8. A personal observation of the subject (interior/exterior) and an exterior observation from the public street of
the sales considered for comparison.

10. When possible, the buyer and seller or realtors were contacted to verify sales data.

| have verified from a disinterested source such information when possible. In most mortgage transactions,
parties who have a financial interest in the sale or financing of the subject property will include: My client, the
borrower/homeowner, the seller, the real estate agents (if involved), possibly the title and escrow officers.
Some data can only be obtained by interviewing these sources. In my report, when | have been able to
independently verify information or data provided to me from such sources, | will note it in the expanded
comment pages.

Concerning Personal Property

The appraiser does not include any value for personal property, fixtures, or intangibles that are not real property
unless otherwise noted in the appraisal report. Any personal property that was observed and indicated on the
pre-printed form has been marked with the letter “P” to indicate personal property and was not included in the
analysis of opinion of value.

Concerning Mold

If visible signs of what appears to be any mold-like substance have been located, that will have been noted in
the Improvements section of Page 1 of the URAR. Mold may be present in areas the appraiser cannot see. The
appraiser is not qualified to determine the cause of mold, the type of mold or whether mold might pose any risk
to the property or its inhabitants, or if mold actually exists . For determination of the presence of any of these
stated issues or their significance, an expert in molds should be consuited.

Clarification of Terms, Terminology and Definitions

The appraiser is not a home inspector and the appraisal report is not a home inspection. The appraisal report
cannot be relied upon to disclose hidden defects that are not apparent from a visual observation of the surfaces
of the subject property from standing height.

The appraiser is not licensed as a home inspector, and for the appraiser to perform the actions of a home
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inspector such as testing could subject the appraiser to sanctions for unlicensed home inspection activity in the
State of Oklahoma. The process of home inspection is outside the scope of work of this appraisal analysis,
report and activity.

*NOTE** Regarding recent developments due to the onset of the COVID-19 pandemic:

Under guidance from the appraiser's E&QO insurance provider, LIA Administrators and Insurance Services,
"The global outbreak of a “novel coronavirus” known as COVID-19 was officially declared a pandemic by the
World Health Organization (WHO). The reader is cautioned, and reminded that the conclusions presented in
this appraisal report apply only as of the effective date(s) indicated. The appraiser Regarding recent
developments due to the onset of the COVID-19 pandemic, under guidance from the appraiser's E&Q
insurance provider, LIA Administrators and Insurance Services, "The global outbreak of a “novel coronavirus”
known as COVID-19 was officially declared a pandemic by the World Health Organization (WHO). The reader
is cautioned, and reminded that the conclusions presented in this appraisal report apply only as of the
effective date(s) indicated. The appraiser makes no representation as to the effect on the subject property of
any unforeseen event, subsequent to the effactive date of the appraisal.”

As of 03/24/2020, the City of Norman and City of Oklahoma City issued "Shelter in Place" protective orders
and the State of Oklahoma issued a "Safer-at-Home" proclamation also issued all Non-Essential businesses
to close for a 21-day period. As of 04/01/2020, the order had been extended to 04/30/2020. As of 05/01/2020,
the City of Oklahoma City and State of Oklahoma have revised these protective orders to start a phased
re-opening of businesses, while encouraging social distancing guidelines, in accordance with the Oklahoma
State Department of Health and CDC guidelines. As of 06/01/2020, the State of Oklahoma has entered phase
3 of the COVID-19 re-opening plan.

The impact on the Subject's market value and local market indicators will depend on the length of the virus
pandemic and influences on unemployment factors, which could affect demand for properties and supply of
available properties. As of the effective date of the appraisal report, a negative impact on the Subject's market
value or supply/demand factors could not be extracted from the marketplace, due to the recent developments
of the COVID-19 pandemic.

Site Comments

A title policy was not provided, nor was any investigation conducted by the appraiser. We assume that the title
is not encumbered and is suitable for transfer, however, should there be any adverse easements,
encroachments, or assessments that have not been previously discussed, we reserve the right to amend this
report accordingly.

No adverse easements or assessments noted. Lot size was obtained from a plat map filed with the Cleveland
County Clerk's office, viewed within the mapping function of the Cleveland County Assessor's website.

No soil survey was provided nor was any investigation conducted by the appraiser. We assume that all soil and
subsurface conditions are suitable for the development; however, should any subsequent subsoil survey negate
these assumptions, we reserve the right to amend this report accordingly.

The flood zone determination indicated by the appraiser and the attached flood map is provided for information
only. Due to the lack of detail found in the flood maps supplied by FEMA, the accuracy of the flood zone
determination is questionable. As appraisers, we do not hold ourselves out as a professional in this area, and it
is recommended that a flood determination be obtained from a professional in that field. Should the flood zone
be determined to be different from that denoted in this report, we reserve the right to amend this report
accordingly.

MMJMQA See attached ﬂood map for addmonal detalls

Floodplain Development Permit Requirements

All development within the City of Norman’s floodplains requires a floodplain permit. Development is defined as
any man made change to improved or unimproved real estate, including, but not fimited to, bulldings or other
structures, under the requirements outlined in the Flood Hazard Ordinance, Section 429.1, rev. 01/18/2022.

The floodplain ordinance regulates construction in the floodplain. Without these provisions, flood insurance
through the National Flood Insurance Program (NFIP) would not be available to property owners in Norman.

Per the City of Norman, the Flood Hazard District includes the following purpose / provisions:

Description and Purpose: The Flood Hazard District includes special flood hazard areas which are
subject to periodic or accasional flooding during a one percent chance flood, and for which special
regulations are applied in addition to or in combination with other zoning regulations applying to these
areas to guide the type and manner of floodplain use so that it is consistent with the land use needs of the
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City of Norman.,

General Standards: In all speclal flood hazard areas the following provisions are required for all new
construction and substantial improvements and a floodplain permit is required:
(0-0809-3; 0-2021-10)

All new construction or substantial improvements shall be constructed by methods and practices that minimize
flood damage.

All new construction or substantial improvements shall be constructed with materials resistant to flood damage.

All new construction or substantial improvements shall be constructed with electrical, heating, ventilation,
plumbing, and alr conditioning equipment and other service facilities that are designed and/or located so as to
prevent water from entering or accumulating within the components during conditions of flooding. All Public
Utilities and facilities shall be constructed so as to minimize flood damage.

Specific Standards that Require Floodpfain Permits (A, AE, AH, AO Zones): Uses requiring a floodplain
permit involving structures, fill, excavation, mining, or storage of materials or equipment may be permitted only
upon issuance of a special permit as provided in the subsection below titied "Floodplain Permit Administration”.
Floodplain Permit uses shall consist of any of the following uses which are pemitted in the underlying district:
(0-0809-3; 0-2021-10)

1. Residential Structures -- including both “site-built" and "manufactured homes,” shall be constructed on fill so
that the lowest fioor (including basement, ductwork, mechanical and electrical equipment including furnaces,
water heaters, and air conditioners, etc.) is at least two (2) feet above the base flood elevation. The fill shall be
at a level no lower than one (1) foot above the base flood elevation for the particular area and shall extend at
such elevation at least fifteen feet (15") beyond the limits of any structure or building erected including any
attendant utility and sanitary facilities.

Substantial Inprovement Requirements

The National Flood Insurance Program (NFIP) requires that any reconstruction, rehabilitation, addition, or other
improvement of a structure, the cost of which equals or exceeds 50% of the market value of the structure
before the start of construction, must conform or meet the same floodplain ordinance requirements as a new
structure and be constructed at least 2 feet above the Base Flood Elevation (BFE) listed on the City's Digital
Flood Insurance Rate Map (DFIRM).

Development of Site Value Opinion
During the development of the appraisal report, the opinion of site value was also developed. Land sales were

researched going back 3 years from the effective date of the appraisal report, within the OKCMAR MLS system.

Preference was given to properties within close proximity to the University of Oklahoma, which plays a
significant influence in market values in the Central Core of Norman. The search indicated the following land
sales:

1. OKCMAR MLS #949752; 526 S Lahoma Ave, Norman, OK, sold 06/16/2021, at $150,000, contains .32
Acre; located just south of the Subject property.

2. OKCMAR MLS #965806; 501 E Brooks St, Norman, OK, sold 09/16/2021, at $150,000, contains .18 Acre;
located East of the University Campus, but features a similar location / distance to the university.

3. OKCMAR MLS #1009309; 210 S Lahoma Ave, Norman, OK, sold 07/01/2022, at $75,000, contains .22
Acre; located just North of the Subject property and within FEMA Flood Zone AE, like the Subject property. The
property includes a 1421 sf home, built in 1925, but was sold in As-Is condition and no contributory value
appears to have been given to the improvements.

4. OKCMAR MLS #909216; 212 S Lahoma Ave, Norman, OK - expired listing, was listed in As-Is condition,
listed at $89,900, .22 Acre, expired 05/12/2021; located the FEMA Flood Zone AE, like the Subject property.

5. OKCMAR MLS #1031661; 1521 Cruce St, Norman, OK, sold 01/25/2023, at $120,000, contains .25 Acre;
located West of Berry Rd and between W Boyd St and W Lindsey St.

Recent land sales have sold between $75,000-150,000. Greater weight was given to Sale #3 which is located
just north of the Subject property and features a similar location within a FEMA flood area. Some
consideration was also given to Comparable #4 (expired listing - also located within the flood area)

Based on a weighted average, given the Subject's location within FEMA Flood Area, AE, the Subject's
site value was considered at $100,000.

Comments on Sales Comparison Approach
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All Comparable properties are located within the defined neighborhood, noted on page 1 of the appraisal report,
within close proximity to the Subject property. These properties were confirmed closed sales, which have closed
within the past 12 months of the effective date of the appraisal report.

Comparable #2 is the most recent sale transaction, which has closed within the past 3 months of the effective
date of the appraisal report. Comparables #1 and 3 are older sales transactions, which have closed over the
past 6 months of the effective date of the appraisal report.

*NOTE** Market values have increased within the local market within the past 12 months. However, data
reviewed within the Subject's closer market segment, within the InfoSparks statistical market analysis function
of the OKCMAR MLS system would indicate the median sales price has increased 8.6% during the past 12
months, while the average sales price has increased 4.9% during this period. The average of the median and
average sales price increases was given greatest consideration, at 6.75% during this period.

However, market values have stabilized in the area since July 2022, which is attributed to an increase in
mortgage interest finance rates.

Market time adjustments are completed in accordance with the secondary market guidelines, which is based on
the elapsed time from a Comparable's contract effective date, to the effective date of the appraisal report.

Comparable #2 features the most recent sales sale, while Comparables #1 and 3 are older transactions.
However, based on recent sales and/or contract effective dates of the Comparable properties, no market time
adjustments were deemed necessary for the various sales / contract dates of the Comparable properties.

Based on a review of match-paired sales analysis, through market extraction, all Comparable properties feature
similar site values, compared to the Subject property and did not require any lot size adjustments.

As previously noted, all Comparable properties are located within a similar high risk flood zone influence as the
Subject property.

As most buyers within the Subject's neighborhood / market segment typically recognize condition differences
over minor age differences, no age adjustments were deemed necessary for the age differences of the
Comparable properties.

Comparables #2 and 3 feature similar overall condition, compared to the Subject property. Comparable #1
features a superior levet of Kitchen / Bathroom remodeling, which includes a higher grade of cabinetry,
countertops and fixtures. The property property was adjusted downward, at a rate of 5% of the property's
respective sales price, which was extracted from the marketplace, through match-paired sales analysis
(rounded).

The other required adjustments are for amenity type items and are based on the estimated market recognized
contribution of each feature.

Comparable #2 was adjusted downward for its' superior 3 bedroom floorplan, at a rate of $5000/bedroom
difference.

The adjustment for variations in heated living area were made at $100/sq. ft. difference.

**NOTE** Given the significant gross living area size difference of Comparable #2, the property required a
single line item adjustment, which exceeds 10% net sales price. Good appraisal practice would indicate the
inclusion of sales which are most like the Subject property and required the fewest adjustments. However,
given the property's close proximity to the Subject property and recent sales date, the property was
considered a viable comparable sale.

Photographs of comparable properties may not accurately depict their actual condition at the time of sale. In
most cases, photographs were not taken until after closing and they may reflect changes which have occurred
during the interim period.

“*NOTE*"* The photographs of the Comparable properties were obtained from appraisal files or the OKCMAR
MLS system.

Many comparable ciosed sales were considered in making this appraisal. The comparables analyzed are
considered to be the most comparable to the subject and the best indications of value for the subject property.

In making the final reconciliation of value by the sales comparison approach, equal weight was given
to the Comparable sales, which are located within close proximity to the Subject property and
featured a similar high risk flood zone influence.
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“*NOTE™ Based on the adjusted sales prices of the Comparable properties and consideration of $180,000,
the Subject's prior sale, dated 11/2022, at $142,500, appears to have sold below market.

Highest and Best Use Analysis Reconciliation

Highest and Best Use Analysis is based on four tests, which ig based on the consideration of the property
"As-Vacant" and "As-Improved" and uses defined as follows:

1. Physically possible
2. Legally permissible
3. Financially feasible
4. Maximally productive

“*NOTE** As the Subject's current As-Is market value was considered at $180,000 and the site value was
considered at $100,000. The improvements represent 44% of the total value of the property.

The property is a legally permissible unit, given the fact the property is a Single Family Residence and zoned
R-1: Single Family Residential District.

However, given the property's location within a High Risk Floodplain, there are limits imposed by the City of
Norman for future changes / rehabilitation of the property, as outlined within the National Flood Insurance
Program.

As previously noted within the appraisal report, the Floodplain permit is based on guidlines provided by the
National Flood insurance Program (NF1P), which requires that any reconstruction, rehabilitation, addition, or
other improvement of a structure, the cost of which equals or exceeds 50% of the market value of the structure
before the start of construction, must conform or meet the same floodplain ordinance requirements as a new
structure and be constructed at least 2 feet above the Base Flood Elevation (BFE) listed on the City’s Digital
Flood Insurance Rate Map (DFIRM).

However, it is not uncommon for propertles within the Subject's neighborhood / market area to feature higher
land value to improvements ratfos, which is attributed to the close proximity to the University of Oklahoma and
older age and smaller size of the Subject's improvements. As there are still a number of similar comparable
properties in the Subject's immediate neighborhood, featuring similar age/size, the Subject's Highest and Best
Use remains its’ current use.
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