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CITY OF NORMAN, OK 
FLOODPLAIN PERMIT COMMITTEE MEETING 

Development Center, Conference Room, 225 N. Webster Avenue, Norman, 
OK 73069 

Tuesday, June 20, 2023 at 3:30 PM 

AGENDA 

AMENDED 

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

ROLL CALL 

MINUTES 

1. Approval of minutes from the June 5, 2023 meeting. 

ACTION ITEMS 

2. Floodplain Application Permit No. 673 - This permit is for the construction of a 
private drive off of Rock Creek Road for a residence at 2451 60th Ave. NW. This 
permit was postponed during the June 5, 2023 meeting pending a modification of the 
application by the applicant.  

3. Floodplain Permit Application No. 676 - This permit is for the construction of an 
elevated single-family residence at 1030 W. Brooks St. in the Imhoff Creek floodplain. 

4. Floodplain Permit Application No. 677- This permit is for the elevation of an existing 
single-family residence located at 216 S. Lahoma located in the Imhoff Creek 
floodplain. 

MISCELLANEOUS COMMENTS 

ADJOURNMENT 
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CITY OF NORMAN, OK 
FLOODPLAIN PERMIT COMMITTEE MEETING 

Development Center, Conference Room B, 225 N. Webster Avenue, 
Norman, OK 73069 

Monday, June 5, 2023 at 3:30 PM 

MINUTES 

ROLL CALL 

The meeting was called to order by Mr. Shawn O’Leary at 3:30 p.m. Roll was called and all 
members were present. Others in attendance included, Jason Murphy, Stormwater Program 
Manager; Amy Shepard, Staff; Gary Keen, Keen Engineering; Derek Harris, Applicant; Jason 
Emmett, PE Cedar Creek; Lollie Lenker, resident; Jason Vincent, resident; Michael Dern, 
resident; Casey Murray, Spartan Pool & Patio, Zach Abell, staff. 

MINUTES 

1. Approval of minutes from the May 15, 2023 meeting 

Mr. O’Leary called for a motion to approve the minutes from the meeting of May 15, 2023. The 
motion was made by Ms. Sherri Stansel, and seconded by Mr. Bill Scanlon. The minutes were 
approved 7-0. 

ACTION ITEMS 

2. Floodplain Permit No. 671 

Mr. O’Leary said this application was postponed at the May 15, 2023 meeting pending 
elevation information for the road. Mr. O’Leary asked Mr. Murphy to present the updated staff 
report. Mr. Murphy said the Applicant is Derek Harris and the Engineer is Jason Emmett, P.E., 
Cedar Creek for the project.  Mr. Murphy said 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 48th Ave NW and 60th 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.  

Mr. Murphy said 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. 

Mr. Murphy said 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.  Mr. Murphy said this material will be stockpiled on Tract 5 out of the 
floodplain. 
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Mr. Murphy said since portions of the road surface will be located at or below the Base Flood 
Elevation (BFE), the City of Norman cannot guarantee that citizens located on tracts served by 
the new road will be evacuated during a flooding emergency.   

Mr. Murphy said the Floodplain Permit Committee voted 5-0 to postpone this application 
pending additional information related to the elevation of the road. Mr. Murphy said the 
Applicant submitted Addendum 01 to City Staff with a profile of the road in order to portray the 
existing BFE and the proposed road elevations. Mr. Murphy said according to the applicant, 
approximately 1396 ft. of the road will be exposed during a 100-year flood event and the 
remaining footage of the private road will have 46 inch reflectors spaced at 200 foot intervals 
and at all curves in the event that there is standing water on the road. The maximum depth of 
the flood elevation over the road during a 100-year flood event is approximately 8 inches. Mr. 
Murphy said the applicant also indicated that additional culverts may be added under the 
alignment of the private road if determined to be necessary during construction.   

Mr. Murphy reviewed the updated plans and aerial maps of the project location provided to 
members in their packets. Mr. Murphy confirmed all ordinance requirements have been met 
and said staff recommends Floodplain Permit Application No. 671 be approved.  

Mr. O’Leary asked for comments or additions from the Applicant or Engineer. Hearing none, 
Mr. O’Leary asked for additional questions by the committee or any public comments. Mr. 
Scanlon expressed concern about emergency access to residents during flooding. Mr. Scanlon 
said the updates to the application do not relieve his concerns. Mr. O’Leary said this 
application is in advance of the remaining steps in the development process and that the 
floodplain regulation requirements have been met.  Mr. Harris said the covenants, conditions, 
and restrictions for the property would be filed with County Clerk to include the information 
about the road during flooding events. Mr. Harris said this information would be disclosed to 
any buyers and would have to be signed for all tracts accessed by the road. Mr. Harris read 
the language that would be included. Mr. Harris acknowledged the concerns and said that 
many roads experience water over the road during rain events. Mr. Ken Danner said another 
application was brought before the committee in 2007 that had similar circumstances, the 
committee was satisfied with the language being added to the covenants, conditions, and 
restrictions. Mr. Danner said a note could be added to the Certificate of Survey in regards to 
City liability for evacuation of property owners on this road.   

Mr. Scott Sturtz said an as-built survey would be needed to verify compensatory storage for 
the road. Mr. Danner said a condition should be added that each tract must obtain a floodplain 
permit before building permits are issued. Mr. O’Leary clarified that the application meets the 
floodplain regulations to build a road in the floodplain. Mr. Scanlon referred to the floodplain 
ordinance where general guidance regarding health and safety can be considered as the basis 
to approve or deny the Application accordingly. Ms. Lora Hoggatt expressed concerns about 
the safety of the homeowners during flooding. Mr. Danner and Mr. Sturtz expressed other 
examples of when a similar road has come before the committee. Ms. Jane Hudson expressed 
even if the road is impassible there are other ways to exit the property, but that the floodplain 
ordinance requirements have been met.  

Mr. O’Leary clarified that if this development secures a floodplain permit for the road this 
property would still be heard at a Planning Commission Meeting and presented before City  
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Council. Mr. O’Leary anticipated the concerns would be discussed throughout the development 
process. 

Mr. Scanlon reminded the committee of the portion of the floodplain ordinance regarding flood 
damage to owners and safety. Mr. Scanlon expressed concerned that buyers may be willing to 
sign the disclosure not fully aware of the ramifications of the statement in the covenants, 
conditions, and restrictions. Mr. Gary Keen spoke to his experience with a previous property 
and their experience with flooding. 

Mr. O’Leary called for a motion.  Mr. Scott Sturtz motioned to approve Floodplain Application 
No. 671 with the conditions an as-built survey for the road and compensatory storage be 
submitted, a note be added to the Certificate of Survey, each development lot must obtain a 
Floodplain Permit, and that the minutes of this meeting be attached to the Certificate of 
Survey. Mr. Danner seconded the motion. The committee voted to approve Floodplain Permit 
No. 671 with conditions the application 5-2.  

3. Floodplain Permit No. 673 

Mr. O’Leary said this Floodplain Permit application is for the construction of a private driveway 
at 2451 60th Ave. NW in the 10-Mile Flat Creek Floodplain. Mr. O’Leary asked Mr. Murphy to 
present the staff report. Mr. Murphy said the Applicant is Jason Vincent and the Engineer is 
Gary Keen, P.E. for the project. Mr. Murphy said the applicant is requesting a floodplain permit 
for constructing a gravel driveway to serve lots addressed as 2401, 2421, and 2501 60th Ave. 
NW. Mr. Murphy said these lots are partially located in the Ten-Mile Flat Creek floodplain. The 
applicant owns the properties through a trust and has obtained a 50- foot wide roadway 
easement crossing the property addressed as 2401 60th Ave. NW.  

Mr. Murphy said the owner plans to access these properties not from 60th Ave. NW but rather 
from Rock Creek Road to the south due to the high cost of constructing suitable culverts and 
entryways from 60th Ave. NW. Mr. Murphy said the Applicant currently plans to build a barn 
and residence on the middle lot of the three separate 5-acre lots indicated in the site plans for 
this permit application. Mr. Murphy said the house and barn will be located outside the 100-
year floodplain, but according the engineer, the applicant plans on elevating the structures to 
two feet above the BFE. The engineer has indicated that while no plans currently exist to 
develop the additional two lots that could change in the future.  

Mr. Murphy said the proposed driveway will a 12 foot wide gravel driveway with a six-inch thick 
layer of crushed rock. Mr. Murphy said to avoid any additional compensatory storage 
requirements, the owner proposed to excavate six inches of soil prior to placing six inches of 
crushed rock. The owner will transport the soil removed to portions of his lots that are located 
outside of the floodplain. This includes all soil removed from the road, the bar ditches and any 
other soil removed from the floodplain. Bar ditches will be constructed to aid in draining water 
from the property and to protect the roadway by reducing moisture in the subgrade. Mr. 
Murphy said based on concerns raised by the Floodplain Permit Committee in previous 
meetings, the owner has proposed to place T-posts with reflectors along the drive so that the 
road is visible during flooding conditions. Mr. Murphy said at the deepest point during a 100-
year flood event, water could be expected to cover the road by up to 14 inches. The roadway 
is located at the edge of the floodplain, so floodwater velocities would be expected to be very 
low.  
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Mr. Murphy reviewed plans and aerial maps of the project location provided to members in 
their packets. Mr. Murphy reviewed the footprint of the floodplain and the location of the gravel 
driveway.  

Mr. Murphy confirmed all ordinance requirements have been met and staff recommends 
approval for Floodplain Permit Application No. 673.  

Mr. O’Leary asked for comments or additions from the Applicant or Engineer. Mr. Keen said 
the fill removed for the bar ditches will be stockpiled out of the floodplain for future use. Mr. 
O’Leary asked if this property would be returning for additional steps in the development 
process. Mr. Danner said these tracts are individual and will not require additional steps. Mr. 
O’Leary pointed out that this application differs from the previous application because this will 
not be heard at any other public boards. Ms. Stansel asked about the history of these parcels.  

Mr. O’Leary asked for additional questions from the committee. Mr. Scanlon noted that this 
private drive may have water up to 14 inches over the road and speaks to his concerns from 
the previous application. Mr. Scanlon asked about the lack of notification on this application 
and if it was due to this being a private drive. Mr. O’Leary said the difference is in the process 
for a Certificate of Survey in the development process the current applicant is not currently 
planning to subdivide.  

Mr. Danner asked if the private drive could be relocated out of the floodplain to the west side of 
the properties. Mr. Vincent said his 50 foot easement for the private drive is on the eastern 
side of the properties and is more feasible for future sale of the other lots. Ms. Hudson asked 
clarifying questions about the private drive and the possibility of requirements to change if the 
other lots are developed. Mr. Danner said he has concerns about the private drive but thought 
that it would continue to qualify as a private driveway. Mr. Sturtz expressed concern about the 
address of the property being assigned on 60th Ave with the only access from this private drive 
off Rock Creek Road and the feasibility of emergency vehicles having access.  

Mr. Sturtz noted that 14 inches of water can lift and float a car off the roadway. Mr. Sturtz said 
this application is different than the previous application due to the depth of water on the drive. 
Mr. Vincent said speed, traffic and cost have are his main concerns with a drive off 60th Ave 
N.W. Mr. Vincent said over half of the road will be outside the floodplain and the risks of an 
entrance on 60th Ave N.W are a larger concern for him. Mr. Danner asked about the details of 
the permanent easement allowing the drive to cross one of the properties. Mr. Vincent 
provided the details of the easement filing and number. Mr. Danner said the address could be 
adjusted if the drive was a private named road that spanned all lots for location purposes.  

Mr. O’Leary noted this application is similar but different in many ways from the previous 
application. Mr. O’Leary expressed concerns about a lack of further review of development 
issues, addresses, public safety and flooding concerns. Mr. O’Leary said access from 60th Ave 
N.W., which could be used for all four properties would eliminate many of the concerns and 
may be a good option to look into. Mr. Sturtz noted for the Applicant there is a possibility when 
this came to Engineering for a right-of-way permit for the driveway access it wouldn’t be 
approved due to the lack of access from the addressed location. Mr. Keen asked about 
requirements of a private road. General discussion ensued regarding the depth of water and 
the location of the 14 inches of water over the road. Mr. Danner asked again about potentially 
moving the road slightly to the west. Mr. Keen said the Applicant’s desire to put as much space  
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between 60th Ave N.W. and his home and barn. Mr. Vincent expressed his concern about 
cutting into his backyard area if he shifts the drive to the west.  

Mr. O’Leary called for a motion.  Mr. Stansel asked if more information could be requested to 
make a more informed decision. Mr. Sturtz said he would be happy to work with the Applicant 
on a solution that would be in the 6 to 8 inch range for water over the road. Mr. Sturtz motioned 
to postpone Floodplain Application No. 673 to investigate ways to create a private roadway 
and reduce the depth of water on the roadway. Mr. O’Leary expressed his support for further 
discussion and investigation. Ms. Hudson supported the motion as well to ensure the Applicant 
doesn’t run into issues during building permitting.  Mr. Danner seconded the motion. The 
committee voted to postpone the application 7-0.  

1. Floodplain Permit No. 674 

Mr. O’Leary said this Floodplain Permit application is for installation of a residential swimming 
pool and fine grading of residential yard at 5400 West Franklin Road in the Ten-Mile Flat Creek 
Floodplain. Mr. O’Leary asked Mr. Murphy to present the staff report. Mr. Murphy said the 
Applicant is Robby and Holly Frantz, the builder is Spartan Pool and Patio, and the Engineer is 
Gary Keen, P.E. for the project. Mr. Murphy said the property is located on the south side of 
Franklin Road, approximately ½ mile east of 60th Ave. NW. Mr. Murphy said this property was 
granted Floodplain Permit No. 609 in August of 2019 for construction of a residence and barn. 
These structures were constructed in accordance with the permit.  

Mr. Murphy said according the engineering report, the land ownership has changed, and the 
new owner is requesting a permit to install a below ground pool south of the existing residence. 
Mr. Murphy said when the residence and barn were constructed, fill material was placed to 
elevate pads for both. Mr. Murphy said according the engineering report, it appears that a pond 
was constructed near the west corner of the property and that the material excavated was 
used to construct the pads for the barn and house.  

Mr. Murphy said the engineer did not locate any available contours that were generated after 
this barn and house were constructed. Therefore, arrangements were made for a surveyor to 
make a topo survey of this property and generate contours for use in performing a careful 
analysis of the proposed project. Mr. Murphy said these contours were utilized to determine 
the boundary of the 100-year floodplain on the portion of the property being utilized for this 
project. The existing ground in the area to be covered by the pool and accessories is located 
almost entirely above the BFE (elevation 1137.0’).  

Mr. Murphy said soil removed for the construction of the pool will be transported off the site for 
disposal. The engineer estimates that constructing the pool will require placing approximately 
16 cubic yards of material with the existing floodplain. Soil excavated for the remainder of the 
pool may be used for this purpose. However, it will be necessary to remove 16 cubic yards of 
soil from the floodplain. Mr. Murphy The engineer recommends removing this volume from the 
north edge of the existing pond that was created for the previous permit. 

Mr. Murphy reviewed plans and aerial maps of the project location provided to members in 
their packets. Mr. Murphy reviewed the contour maps of the location provided by the Engineer 
and the location of the pool. Mr. Murphy said the Applicant is also asking to complete fine 
grading to fill in low spots in the yard. Mr. Murphy said the project engineer has provided a  
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hydraulic analysis and determined that the proposed swimming pool will not cause a rise in the 
BFE, which meets the ordinance requirement. 

Mr. Murphy confirmed all ordinance requirements have been met and staff recommends 
approval for Floodplain Permit Application No. 674. Mr. Murphy asked Mr. Keen about the 
location of the compensatory storage and expressed concerns that the pond on the North  

West corner of the property is approaching the right-of-way and asked if they had considered 
another location. Mr. Keen said they had discussed it and in an attempt to prevent disturbance 
of a grove of trees felt confident expanding the pond was the best location. Mr. Keen said after 
further investigation at the property he was confident there was space available without 
encroaching the right of way.  

Mr. O’Leary asked for comments or additions from the Applicant or Engineer. Mr. Keen 
elaborated on the request for fine grading of the yard and explained how it would have a 
positive impact on the property and drainage. Mr. O’Leary asked for questions or comments 
from the Committee. Mr. Danner asked how much previous fill was removed from the property. 
Mr. Keen clarified any additional fill that needs to be removed in construction of the pool will be 
hauled offsite. Ms. Stansel asked about topsoil being removed. Mr. Keen clarified it was 
discussed as a solution to smooth the yard. Mr. O’Leary asked that the committee focus on the 
contents of the Application and that fine grading would not be applicable.  

Mr. Scanlon motioned to approve Floodplain Application No. 674 with the condition that no 
additional fill will be brought into the floodplain. Ms. Stansel seconded the motion. The 
committee voted to approve the application 7-0. 

MISCELLANEOUS COMMENTS 

2. The next Floodplain Committee meeting will be on Tuesday, June 20, 2023 and will 
have 3 applications.  
 

3. Ms. Stansel asked about the status and process to update the Floodplain Ordinance to 
include Cumulative Substantial Improvements. Mr. O’Leary said that process has 
begun and hope to have something before the committee soon. 

ADJOURNMENT 

Mr. O’Leary called for a motion to adjourn. Mr. Sturtz motioned to adjourn and was seconded 
by Ms. Hudson.  The motion was approved 7-0.  The meeting adjourned at 4:45 p.m. 

 

Passed and approved this _____ day of ____________, 2023 

 

_________________________________________________ 
City of Norman Floodplain Administrator, Shawn O’Leary 
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STAFF REPORT    06/20/2023              PERMIT NO. 673 

 

ITEM:  Floodplain Permit application is for the construction of a private driveway at 2451 60th 

Ave. NW in the 10-Mile Flat Creek Floodplain. This permit was postponed at the June 5, 2023 

meeting pending additional information and modifications to be made by the applicant. 

 

BACKGROUND: 

APPLICANT: Jason Vincent 

BUILDER: Armor Asphalt 

ENGINEER: Earl Gary Keen, P.E. 

 

The applicant is requesting a floodplain permit for constructing a gravel driveway to serve lots 

addressed as 2401, 2421, and 2501 60th Ave. NW. These lots are partially located in the Ten-Mile 

Flat Creek floodplain. The applicant owns the properties through a trust and has obtained a 50-

foot wide roadway easement crossing the property addressed as 2401 60th Ave. NW. The owner 

plans to access these properties not from 60th Ave. NW but rather from Rock Creek Road to the 

south due to the high cost of constructing suitable culverts and entryways from 60th Ave. NW. 

The high cost is related to the fact that the bar ditch along 60th Ave. NW is a major drainage way. 

He currently plans to build a barn and residence on the middle lot of the three separate 5-acre lots 

indicated in the site plans for this permit application. The house and barn will be located outside 

the 100-year floodplain, but according to the engineer, the applicant plans on elevating the 

structures to two feet above the BFE. The engineer has indicated that while no plans currently 

exist to develop the additional two lots, that may change in the future. 

 

As outlined in the submitted plans, the proposed driveway will a 12’ wide gravel driveway with a 

six-inch thick layer of crushed rock. To avoid any compensatory storage requirements, the owner 

proposed to excavate six inches of soil prior to placing six inches of crushed rock. The owner will 

transport the soil removed to portions of his lots that are located outside of the floodplain. This 

includes all soil removed from the road, the bar ditches and any other soil removed from the 

floodplain. Bar ditches will be constructed to aid in draining water from the property and to 

protect the roadway by reducing moisture in the subgrade. Additionally, based on concerns raised 

by the Floodplain Permit Committee in previous meetings, the owner has proposed to place T-

posts with reflectors along both sides of the drive so that the road is visible during flooding 

conditions. At the deepest point during a 100-year flood event, water could be expected to cover 

the road by up to 14 inches. The roadway is located at the edge of the floodplain, so floodwater 

velocities would be expected to be very low.  

 

Update: 

From the updated engineering report submitted by Gary Keen, P.E. following a meeting with City 

staff, himself and the applicant, Jason Vincent: 

 

“Staff members explain a policy of restricting the level of development in a floodplain to the 

minimum necessary and suggested that the length of driveways and roads in the floodplain be 

minimized.  Accordingly, this revised proposal calls for reducing the length of roadways and 

driveway to be constructed in the floodplain in this development.  First, the proposed driveway 

has been largely changed to a private road, which is to named and addressed in accordance with 

the City's policy.  The owner is agreeable to building the private road according to the City’s 

private road standard (sic).  In addition, the owner is agreeable to arranging for the private road to 

serve the first three lots north of Rock Creek Road.  This private road will not serve the 4th lot 

north of Rock Creek Road, which is currently addressed as 2501 60th Avenue NW.  As part of this 

development, a private driveway will be constructed to serve the 3rd lot north of Rock Creek 

Road.  This lot is currently addressed as 2451.  Furthermore, the location of the proposed house 

and barn on lot 2451 has been changed, and this change has resulted in a further reduction of the 

length of driveway and private road located in the floodplain. 
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During the previous Floodplain Committee Meeting, concerns were expressed about portions of 

the proposed roadways/ driveways being subject to flooding during a one percent chance flood.  

Currently, this amended proposal is to elevate all roads and driveway constructed pursuant to this 

application such that the top of the gravel road will be a minimum of 0.25 feet (3”) above the base 

flood elevation (BFE). 

 

Soil used to elevate the portion of the road/ driveway located in the floodplain will be obtained 

onsite for areas located within the floodplain.  An extra-wide bar-ditch will be constructed on the 

west side of the private road to drain to Rock Creek Road.  This bar-ditch will be construted to a 

depth 1.5 feet lower than the historic ground elevation or lower.  One of the objectives of this 

wide bar-ditch is to provide a source of fill dirt and to meet the requirement for compensatory 

floodplain storage.  During construction of this bar ditch, 499 cubic yards of soil will be removed 

from below the BFE in floodplain.  Fill placed below the BFE when constructing the private road 

is calculated to be 274 cubic yards and fill placed below the BFE in construction of the driveway 

is 85 cubic yards for a total of 359 cubic yards, which is less that the 499 cubic yards of storage 

created during the construction of the private road. 

 

In case it is discovered during construction that additional fill or compensatory storage is 

required, then soil can be removed from lot 2501, within the floodplain as shown on the 

 exhibit .  Removing soil two inches deep within the floodplain of lot 2501 will generate an 

additional 373 cubic yards of compensatory storage, if needed. 

 

The owner intends to obtain all other permits required by the City of Norman, which includes a 

permit for the approach connecting to Rock Creek Road.” 

 

Staff has reviewed the amended plans and drawings and finds the information provided in the 

engineering report to be accurately represented. 

 

STAFF ANALYSIS:   

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

 

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 drive is ~1128.0 feet. 

 

Applicable Ordinance Sections:        Subject Area: 

    36-533 (e)(2)(a)……..……………….. Fill Restrictions in the Floodplain 

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

  (f)(3)(a)(8) …………………… 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.  The applicant has indicated 

through their engineer’s report that 6 inches of soil will be excavated before the 6 inches of 

crushed rock are brought in for the road construction, so additional compensatory storage should 

not be necessary. All spoils from construction and excavation will be removed from the 

floodplain. 

 

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

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

0.05 ft. will occur in the BFE on any adjacent property as a result of the proposed work 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:  Staff recommends that Floodplain Permit Application #673 be 

approved.  

 

ACTION TAKEN: ______________________________________ 
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Earl “Gary” Keen, PE 

P O Box 891200 

Oklahoma City, OK 73189 

(405) 823-8240 

garykeen47@att.net 

 

AMENDED (June 12, 2023) 
ENGINEERING REPORT 

2401, 2421, 2451 AND 2501 60th Ave. NW 

 

This report covers a floodplain permit application for constructing a gravel driveway to serve lots 

addressed as  2401, 2421, and 2501 60th Avenue NW, Norman, OK.  These properties are located in the 

famous Ten Mile Flat Area and these properties are located partially in the floodplain of Ten Mile Flat 

Creek.  A Vincent Trust, with Jason Vincent being the trustee, owns the properties addressed as 2421, 

2451, and 2501 60th Ave. NW, and this trust has obtained a 50-foot wide roadway easement crossing 

the property addressed as 2401 60th Avenue NW.  All of these properties abut 60th Avenue NW, but the 

owner plans to take access off Rock Creek Road due to the high cost of constructing  suitable culverts 

and entryways at 60th Avenue NW.  The high cost is due to the fact that the bar-ditch of 60th Avenue 

NW is actually a major drainage way.  As shown by the attached site plan, the owner intends to 

construct a private driveway to serve his three lots.  He has current plans to construct a home and a 

barn on the property addressed as 2501.  This is the middle lot of his three five-acre lots.  For now, he 

plans to develop the middle lot and use the two adjacent lots as buffer zones, but his plans might 

change in the future. 

 

As shown by exhibits presented these properties are located at the NE corner of 60th Avenue NW and 

Rock Creek Road.  The current plan does not include using the proposed driveway for access to the 

five-acre lot with a different owner and addressed as 2401; but, this might change in the future.  

Approval of any additional  future use of this driveway is not being sought at this time.  As shown by 

the plans, the proposed driveway is a 12' wide gravel drive paved with a six-inch thick layer of crushed 

rock.  To avoid any compensatory storage requirements, the owner proposed to excavate six inches of 

soil prior to placing six inches of crushed rock.  The owner will transport the soil removed to portions 

of his lots that are located outside the floodplain.  This includes the soil removed prior to placing 

crushed rock, the soil removed to construct bar ditches, and any other soil removed from the floodplain.  

Bar ditches will be constructed on both sides of the driveway to assist in draining the property and in 

protecting the roadway by reducing moisture content in the subgrade.  In a recent Floodplain 

Committee Meeting, concern was discussed about risks of traveling a roadway when the roadway is 

flooded, due to various issues, including visibility of the roadway.  This owner is proposing to place 

metal “T-posts”, with light reflectors attached along the side of the roadway so that motorists can tell 

where the roadway is when under water.  These posts will be placed on both sides of the driveway at 

intervals of approximately 100 feet.  Similar “T-posts” are commonly used on public highways in snow 

country to assist motorists during periods of blowing snow known as “white-outs”.  This engineer has 

prepared a profile of the proposed driveway, which is included in the exhibits, that shows the top of the 

roadway and the BFE.  At the deepest point, the 1% chance flood will cover the roadway by just 1-1/8 

feet (less that 14 inches).  This roadway is located at the very edge of the floodplain; therefore the 

floodwater velocities experienced at this location are expected to be very low and of little concern.  

Incidentally, to accurately analyze this situation, many accurate elevation shots were taken on portions 

of this site by a surveyor and contours were generated (NAVD) and presented in the exhibits. 
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The owner proposes to construct a barn and a residence on the middle lot (2501), but these structures 

will be located outside the floodplain; therefore, these are not included in this permit application.  Both 

of these structures will be elevated to place the lowest floor at an elevation at least two feet above the 

BFE.  The BFE at this lot is 1128.2'; therefore the lowest floor of these structures must be at or above 

an elevation of 1130.2' NAVD. 

 

In summary, this proposal appears to fully meet the requirements of the City's floodplain regulations, 

and this engineer recommends approval. 

 

Engineer's Certification 

 

No net fill material will be placed in the floodplain and the construction of the the roadway will not 

result in an increase in the elevation of the ground at that location.  All other construction will be in 

portions of the property that are located outside the floodplain; therefore the rise on this property or any 

nearby properties will be minuscule.  The width of the floodplain at this location exceeds 4000 feet, 

and this fact contributes greatly to the opinion expressed herein.  Certainly, if constructed according to 

the proposed plans, the increase in the BFE at this property or any other properties will be less than 

0.05 feet. 

 

Signature 

 

Signed by Earl Gary Keen 
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AMENDMENTS 

 

After the Floodplain Committee Meeting when this application was initially considered, this 

engineer, the Jason Vincent (owner) met with Jason Murphy, Todd McLellan and Ken Danner, 

City staff members to discuss concerns about development of this property.  This engineer and 

Jason Vincent are appreciative for the opportunity to meet with staff regarding this matter, and 

based upon additional information received and an explanation of the Staff's concerns about 

this development, this application is being amended to address several concerns presented.  A 

summary of the proposed modifications is discussed below. 

 

Staff members explain a policy of restricting the level of development in a floodplain to the 

minimum necessary and suggested that the length of driveways and roads in the floodplain be 

minimized.  Accordingly, this revised proposal calls for reducing the length of roadways and 

driveway to be constructed in the floodplain in this development.  First, the proposed driveway 

has been largely changed to a private road, which is to named and addressed in accordance 

twith the City's policy.  The owner is agreeable to providing a certificate of survey that meets 

the City's standard.  In addition, the owner is agreeable to arranging for the private road to 

serve the first three lots north of Rock Creek Road.  This private road will not serve the 4th lot 

north of Rock Creek Road, which is currently addressed as 2501 60th Avenue NW.  As part of 

this development, a private driveway will be constructed to serve the 3rd lot north of Rock 

Creek Road.  This lot is currently addressed as 2451.  Furthermore, the location of the proposed 

house and barn on lot 2451 has been changed, and this change has resulted in a further 

reduction of the length of driveway and private road located in the floodplain. 

 

During the previous Floodplain Committee Meeting, concerns were expressed about portions 

of the proposed roadways/ driveways being subject to flooding during a one percent chance 

flood.  Currently, this amended proposal is to elevate all roads and driveway constructed 

pursuant to this application such that the top of the gravel road will be a minimum of 0.25 feet 

(3”) above the base flood elevation (BFE). 

 

Soil used to elevate the portion of the road/ driveway located in the floodplain will be obtained 

onsite for areas located within the floodplain.  An extra-wide bar-ditch will be constructed on 

the west side of the private road to drain to Rock Creek Road.  This bar-ditch will be construted 

to a depth 1.5 feet lower than the historic ground elevation or lower.  One of the objectives of 

this wide bar-ditch is to provide a source of fill dirt and to meet the requirement for 

compensatory floodplain storage.  During construction of this bar ditch, 499 cubic yards of soil 

will be removed from below the BFE in floodplain.  Fill placed below the BFE when 

constructing the private road is calculated to be 274 cubic yards and fill placed below the BFE 

in construction of the driveway is 85 cubic yards for a total of 359 cubic yards, which is less 

that the 499 cubic yards of storage created during the construction of the private road. 

 

In case it is discovered during construction that additional fill or compensatory storage is 

required, then soil can be removed from lot 2501, within the floodplain as shown on the 

 exhibit .  Removing soil two inches deep within the floodplain of lot 2501 will generate an 
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additional 373 cubic yards of compensatory storage, if needed. 

 

The owner intends to obtain all other permits required by the City of Norman, which includes a 

permit for the approach connecting to Rock Creek Road.  Additional information regarding the 

construction of the approach will be provided at this time. 

 

The owner is eager to obtain building permits and get started on his new house and barn, 

accordingly, he is hopefully that this floodplain application can be approved henceforth and 

quickly followed by buiding permits.  This owner is eager to get started on the certificate of 

survey, dedication and naming of private road, easements and anything else that is needed to 

clear the way for building to commence. 

 

Please let us know if there are any other concerns. 
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Amended Profile submitted 6/13/2023
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STAFF REPORT   06/20/2023                       PERMIT NO. 676 

 

ITEM:  This Floodplain Permit Application is for the construction of an elevated residential structure in 

the Imhoff Creek Floodplain. 

 

BACKGROUND: 

APPLICANT: Brenda T. Dean, LLC V 

BUILDER: Michael T. Dean 

ENGINEER: Earl Gary Keen, P.E. 

 

The property is located at 1030 W. Brooks St. in the Imhoff Creek floodplain/floodway. It is located 

between Carey Drive and South Pickard Avenue on the south side of Brooks Ave. and east of Imhoff 

Creek. The location of the proposed house is in the floodplain but not within the floodway. The BFE for 

this location is 1143.5’. The east edge of the proposed building would be out of the floodplain as the 

ground in this location slopes steeply down to the west towards Imhoff Creek. There is an existing 

building that will remain as an art studio on this property. 

 

The proposed home would be built on stilts at an elevation approximately 8 feet above the lowest existing 

ground elevation at the site. The applicant proposes to use the area under the house as parking. The lowest 

finished floor elevation would be 1149.0’ which is approximately 5.5’ above the BFE and 3.5’ above the 

Ordinance elevation requirements. The applicant has also indicated that utility structures, such as the 

HVAC unit will be installed on a platform at minimum elevation of 1145.5’ or two feet above the BFE. 

Piers, stilts for HVAC unit and stairs to access the building will be constructed of steel or welded metal to 

minimize volume added to the floodplain. The proposed construction method recommended by the 

applicant’s engineer focuses on strength and stability while minimizing surface area. Staff believes this 

would help meet the requirement of structures being built to withstand flotation, collapse and lateral 

movement in a flood. The engineering report also indicates that a geotechnical engineering company has 

located bedrock at a depth of 22 feet below ground at the site and a structural engineer has been retained 

to design a pier and foundation system that would bear directly on the rock layer rather than in the sandy 

soils that exist at the site. 

 

In addition to the existing parking area on the north east side of the lot, the applicant wishes to install a 

driveway off of Brooks St. immediately east of the bridge over Imhoff Creek and through the floodplain 

to the parking area under the house. The engineer has provided fill and cut calculations for the proposed 

project, that includes both cut necessary for the drive, the house and accessory structures. The proposed 

plan includes a net removal of 218.5 cubic yards of soil from the floodplain. 18.5 cubic yards of soil is to 

be removed from the edge of the main channel of Imhoff Creek to ensure that the conveyance of Imhoff 

Creek is not reduced according the engineering report.  

 

STAFF ANALYSIS:   

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

 

According to the latest FIRM, the site of the proposed work is located in the Imhoff Creek floodplain 

(Zone AE).  At the proposed site, the BFE is 1143.5 ft. 

 

Applicable Ordinance Sections:        Subject Area: 

36-533  (e)2(a)…………………………. Fill restrictions 

(e)2(b)…….….……..…………. New construction designed and adequately anchored to                     

     prevent flotation, collapse or lateral movement 

  (e)2(e)…….……………………Compensatory storage and fill restrictions 

 (e)3(a)(1)……………………… Residential structures and accessory structures elevated  

     2 feet above BFE 

 (f)3(a)(8)……..……………… No rise considerations 
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(e)2(b) All new construction or substantial improvements shall be designed (or modified) and adequately 

anchored to prevent floatation, collapse or lateral movement of the structure resulting from 

hydrodynamic and hydrostatic loads, including the effects of buoyancy. 

 

The engineering report indicates that the pier foundation system for the house will be anchored to 

bedrock. In addition, piers, stairs and accessory structures will manufactured using steel or other metal 

material and welded joints for strength and to minimize volume of the structure. This satisfies ordinance 

requirements. 

 

2(a) and 2(e) Fill Restrictions in the Floodplain and Compensatory Storage –  Fill is restricted because  

storage capacity is removed from floodplains, natural drainage patterns are adversely altered, and 

erosion problems can develop.  Compensatory storage must be provided within the general 

location of any storage that is displaced by fill or other development activity and must serve the 

equivalent hydrologic function as the portion which is displaced with respect to the area and 

elevation of the floodplain.  

 

According the engineer a net of approximately 218.5 cubic yards of fill will be removed from floodplain 

satisfying ordinance requirements.  

 

 (f)3(a)(8) No Rise Considerations – For proposed development within any flood hazard area (except for  

 those designated as regulatory floodways), certification that a rise of no more than 0.05 ft. will 

occur in the BFE on any adjacent property as a result of the proposed work is required.  For 

proposed development within a designated regulatory floodway, certification that no increase in 

the BFE on any adjacent property as a result of the proposed work is required.  

  

The project engineer has provided a hydraulic analysis and determined that the proposed project will not 

cause a rise in the BFE, which meets the ordinance requirement. 

 

(e)3(a)(1)  Residential structures, including both site-built and manufactured homes, shall be constructed  

On fill so that the lowest floor 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 project engineer has indicated in the plans that the lowest floor of the proposed structure will be built 

at a minimum of 5.5’ above the BFE exceeding the requirements of the ordinance.   

      

RECOMMENDATION:  Staff recommends Floodplain Permit Application #676 be approved with the 

following conditions: 

1. A surveyor provide elevation of the lowest floor to verify elevation requirements have been met 

prior to going vertical with the walls; 

2. An elevation certificate be submitted at completion of the construction to verify compliance;  

3. The driveway be located on the east side of the site out of the floodplain and away from the 

bridge; 

4. Stabilization of all excavated areas to prevent erosion.  

 

 

ACTION TAKEN: ______________________________________ 
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SCALE: 1"=30'

BOBBY SKAGGS LAND SURVEYING, LLC
Certificate of Authorization No.  7527

(expires 06/01/2024)
903 N. MADISON AVE

BLANCHARD, OK 73010
Telephone: (405) 831-8053

05/19/05 through 05/25/23
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STAFF REPORT   06/20/2023                       PERMIT NO. 677 

 

ITEM:  This Floodplain Permit Application is for the elevation of a residential structure in the Imhoff 

Creek Floodplain. 

 

BACKGROUND: 

APPLICANT: Glenn Burnett 

BUILDER: 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 owner seeks a permit to elevate the structure to a 

minimum of two feet above the BFE, as well as elevating the HVAC system to the same height and 

removing soil from the floodplain to compensate for the materials used to elevate it and the steps to 

access the house. Additionally, the applicant seeks to repair fencing that exists along the north and west 

sides of the this property. The applicant seeks to bring the structure into compliance with the current 

Flood Hazard Ordinance so that substantial improvements can be made to this property. A previous 

application was denied by the committee on May 8, 2023 based on substantial improvement concerns and 

safety related to the property being in the floodway of Imhoff Creek in a repetitive loss area. This 

application is for raising the structure, the HVAC and fence repair, not for remodeling. The owner's intent 

is to bring this structure into compliance with all pertinent floodplain regulations  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 exact existing location on the property.  The  footprint of the existing structure will not be 

enlarged. 

 

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 effective  

FEMA FIS study to be 1153.1' NAVD.  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 floodplain requirement, the finished floor would have 

to be at an elevation of 1155.1' NAVD or higher.  The engineer recommends a target finished floor 

elevation of 1155.3' to allow for possible construction deviations. In addition the engineer indicates that 

flood vents would be installed in the crawl space beneath the house to meet FEMA requirements. 

 

To construct the steps into the home after it is raised, the existing concrete porch and cement block steps 

would be removed from the floodplain. The engineer is recommending that steps be built using steps 

similar to those found in industrial settings, which consists of metal stringers and welded metal steps to 

minimize the footprint in the floodplain. The engineer also recommends that the platform for the HVAC 

unit be constructed of 4-inch by 4-inch metal steel posts. The application indicates that there is a 

dilapidated shed in the backyard that will be removed from the property and the multiple fence types that 

require repair and maintenance located along the property will be cleaned of debris and have 

missing/broken posts and sections replaced and maintained in the future. The total volume of soil that is 

required to be removed from the floodplain to account for the steps and HVAC support is 18 cubic feet. 

The engineer recommends increasing that amount to 27 cubic feet (1 cubic yard) to be conservative. 

 

STAFF ANALYSIS:   

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

 

According to the latest FIRM, the site of the proposed work is located in the Imhoff Creek floodplain 

(Zone AE).  At the proposed site, the BFE is 1153.1 ft. 

 

Applicable Ordinance Sections:        Subject Area: 

36-533  (e)2(a)…………………………. Fill restrictions 
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(e)2(b)…….….……..…………. New construction or substantial improvement designed  

    and adequately anchored to prevent flotation, collapse or 

lateral movement 

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

 (e)3(a)(1)……………………… Residential structures and accessory structures elevated  

     2 feet above BFE 

 (e)3(e)………………………… Flood Venting 

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

 

 

(e)2(b) All new construction or substantial improvements shall be designed (or modified) and adequately 

anchored to prevent floatation, collapse or lateral movement of the structure resulting from 

hydrodynamic and hydrostatic loads, including the effects of buoyancy. 

 

The engineering report indicates that crawl space will be constructed with flood vents built to FEMA 

standards. In addition stairs and accessory structures will manufactured using steel or other metal material 

and welded joints for strength and to minimize volume of the structure. This satisfies ordinance 

requirements. 

 

(e)2(a) and (e)2(e) Fill Restrictions in the Floodplain and Compensatory Storage –  Fill is restricted  

because storage capacity is removed from floodplains, natural drainage patterns are adversely 

altered, and erosion problems can develop.  Compensatory storage must be provided within the 

general location of any storage that is displaced by fill or other development activity and must 

serve the equivalent hydrologic function as the portion which is displaced with respect to the area 

and elevation of the floodplain.  

 

According the engineer a net of approximately 1 cubic yard of soil will be removed from the floodplain 

satisfying ordinance requirements.  

 

 (f)3(a)(8) No Rise Considerations – For proposed development within any flood hazard area (except for  

 those designated as regulatory floodways), certification that a rise of no more than 0.05 ft. will 

occur in the BFE on any adjacent property as a result of the proposed work is required.  For 

proposed development within a designated regulatory floodway, certification that no increase in 

the BFE on any adjacent property as a result of the proposed work is required.  

  

The project engineer has provided calculations for fill and certified that the proposed project will not 

cause a rise in the BFE, which meets the ordinance requirement. 

 

(e)3(a)(1)  Residential structures, including both site-built and manufactured homes, shall be constructed  

on fill so that the lowest floor 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 project engineer has indicated in the plans that the proposed structure will be built at a minimum of 2 

above the BFE meeting the requirements of the ordinance.   

 

(e)3(e) Enclosures. New construction and substantial improvements, with fully enclosed areas below the 

 lowest floor … that are subject to flooding shall be designed to automatically equalize  

hydrostatic flood forces on exterior walls by allowing for entry and exit of floodwaters. Designs 

for meeting this requirement must either be certified by a registered professional engineer or 

architect or meet or exceed the following criteria: 

1. A minimum of two openings having a total net area of not less than one square inch for 

every square foot of enclosed area subject to flooding shall be provided; 

2. The bottoms of all openings shall be no higher than one foot above grade; 

3. Openings may be equipped with screens, louvers, valves, or other coverings or devices, 
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provided that they permit the automatic entry and exit of floodwaters. 

 

The project engineer has indicated that the crawl space below the elevated structure will be built with 

flood vents to FEMA standards. 

      

RECOMMENDATION:  Staff recommends Floodplain Permit Application #677 be approved with the 

following conditions: 

1. An elevation certificate be submitted at completion of the construction to verify compliance;  

 

 

 

ACTION TAKEN: ______________________________________ 
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