
Alternate date: January 25, 2024 

ST. CHARLES PARISH 
ZONING BOARD OF ADJUSTMENT 

January 18, 2024 
6:00 P.M. 

 
CALL TO ORDER 
PLEDGE OF ALLEGIANCE 
 

POSTPONED CASES: 
 

1 2023 49 ZBA requested by Ryan Espey to waive the requirement for permanent, 
dust-free paving for a single-family residence at 3049 Highway 306, Des 
Allemands. Zoning District R-1A. Council District 4. 

NEW CASES: 
 

7 2023 50 ZBA requested by Larry Johnson to reduce the required setback for a 
generator at 809 E. Easy Street, New Sarpy. Zoning District R-1A(M). Council 
District 6. 
 

15 2023 51 ZBA requested by Laura Taylor to reduce the required construction 
elevation at 123 J.B Green Road, Des Allemands. Zoning District R-1A(M). 
Council Disrtict 4. 

 

UNFINISHED BUSINESS - 
NEW BUSINESS –  
MINUTES – (December 21, 2023) 
ADJOURN- 

 

 

 



GENERAL APPLICATION INFORMATION 

APPLICANT / PROPERTY OWNER: 
Ryan Espey 
135 Pine Street 
Des Allemands, LA 70030 
985.718.8483; essentialtts@yahoo.com 

LOCATION: 
3049 LA 306 (Bayou Gauche Road), Des Allemands; Lot 965-A, Sunset Drainage District 

REQUEST: 
Waive the requirement for permanent dust-free paving for a residential driveway/parking. 

SITE INFORMATION 

SIZE OF PROPERTY: 412,758.79 sq. ft. (9.476 acres) 

EXISTING ZONING:  R-1A, Single family residential detached conventional homes – Medium density 

SURROUNDING ZONING AND LAND USE:  surrounding zoning consists primarily of R-1A, but a 
portion of the Pine Street side is C-2, and O-L zoning is located across LA 306 to the west; the site is a 
large tract located between developed single family subdivisions on Pine Street to the north and 
Michael Drive to the south. Another large tract adjacent to the east is undeveloped and the area to the 
west across LA 306 is open pasture. 

FUTURE LAND USE RECOMMENDATION: Low-Moderate Residential 

TRAFFIC ACCESS: Bayou Gauche Road 

BASE FLOOD ELEVATION (BFE): X Zone; DFIRM AE6 

APPLICABLE CODE REGULATION(S) 

Appendix A.  Section VIII. - Site design requirements. 
Purpose: The regulations of this section are intended to ensure the safe, orderly, and convenient 
development of the built environment. 

A. Off-street parking in general:
2. Any area where off-street parking is provided (including additional parking areas that are

not required by this ordinance) must be surfaced with permanent dust-free paving except
for single-family residences in the O-L District which must be surfaced with appropriate
materials.

DEPARTMENT ANALYSIS & FINDINGS 

1. On October 20, 2023, a permit application was submitted for the construction of a single-family
home on Lot 965-A, municipal address 3049 Bayou Gauche Road Des Allemands.

2. A Site Plan was submitted on October 27, 2023, and updated December 6, 2023, showing a
limestone driveway extending 1,367 feet from the LA 306 frontage to the proposed concrete
driveway leading to the residence.

3. Permits advised the applicant a limestone driveway is not permitted under R-1A zoning, and was
directed to consult a Planner for either a variance or zoning change to O-L.

4. On November 3, 2023, the applicant submitted an application requesting a waiver from the
permanent dust-free paving requirement for the proposed driveway.

5. Lot 965 is shown on the original map of the Sunset Drainage District dated December 1, 1925 and
has remained undeveloped. It was resubdivided into Lot 965-A as shown on the resubdivision plat
by Louis J. Gassen Jr., PLS dated February 6, 2023 (2023-1-MIN).

6. Approval of the variance would allow the proposed residence on Lot 965-A to be developed with an
aggregate driveway/parking area instead of the required permanent, dust-free concrete or asphalt.

• This request is limited to driveway/parking surfacing. Any additional site design requirements
concerning parking/traffic circulation applicable to residential development under R-1A zoning
would still be required.

Department of Planning & Zoning 
Staff Report – Zoning Board of Adjustments 
Case No. 2023-49-ZBA 
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7.    The Board of Adjustment has not heard a similar request in this area. 

8. To meet site design requirements the applicant can submit plans showing the driveway/parking 
consisting of a permanent dust-free paving surface.  
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Site_Design, Pending

Waive the requirement for permanent, dust-free paving for a
single-family residence.
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GENERAL APPLICATION INFORMATION  

NAME/ADDRESS OF APPLICANT:                
Larry Johnson 
355 Lapalco Blvd, #B2-4 
Gretna, LA 70056 
504-223-1543; jlarry226@yahoo.com 

LOCATION OF SITE: 
Lot 38A, Sq. 42, New Sarpy Subdivision; adjacent to 805 East Easy Street, New Sarpy 

REQUESTED ACTION: 
Reduce the required front yard setback from 15 ft. to 9 ft. for placement of a 66 ft. long mobile home. 

SITE INFORMATION 

SIZE OF PROPERTY: 4,800 sq. ft. 
EXISTING ZONING:  R-1A(M), Single family residential detached conventional homes, manufactured 
homes, and mobile homes—Medium density 
SURROUNDING ZONING AND LAND USE: R-1A(M), with R-2 adjacent to the Ninth Street side; the 
site is located in a developed residential neighborhood consisting of both site-built and manufactured 
homes.  
FUTURE LAND USE RECOMMENDATION: Low-Moderate Residential                                                                        
TRAFFIC ACCESS: East Easy Street 
BASE FLOOD ELEVATION (BFE): Flood Zone A99; DFIRM: X 

APPLICABLE CODE REGULATION(S) 

Appendix A. Section VI. Zoning District Criteria and Regulations 
B. Residential Districts 
[II.] R-1A(M). Single family residential detached conventional homes, manufactured homes, and mobile 
homes—Medium density. 

2. Spatial Requirements.  
b. Minimum yard sizes:  

(1) Front—Fifteen (15) feet.  
(2) Side—Five (5) feet.  
(3) Rear—Five (5) feet.  
(4) For lots with less than one hundred (100) feet depth, front setback shall be fifteen (15) 

percent of lot depth with a minimum of ten (10) feet to the front lot line and five (5) 
feet to the rear lot line.   

(5) Whenever property abuts a major drainage canal as defined by the Subdivision 
regulations the required setback for all structures shall be ten (10) feet measured from 
the inner boundary of such servitude or right-of-way, not withstanding any other more 
restrictive setbacks, this provision shall not apply to any lot of record created and 
existing prior to the effective date of Ordinance No. 99-12-8, December 15, 1999.   

DEPARTMENT ANALYSIS & FINDINGS 

1. On November 27, 2023, the applicant inquired about a variance to reduce the front yard setback for 
placement of a manufactured home on Lot 38A.     

2. On December 8, 2023, a variance application was submitted by the applicant to reduce the front 
setback to accommodate the placement of a 66 ft. long manufactured home.  

3. This request is to reduce the front yard setback from 15 ft. to 9 ft.  

4. The Board of Adjustment has heard a similar variance request in the area: 

• ZBA-24-2022 – Approved a variance for a reduction in the front yard setback from 15 ft. to 9 
ft. to permit a manufactured home at 813 E. Hoover Street, New Sarpy. 

5. To meet zoning district requirements the applicant could acquire a manufactured home no more 
than 60 ft. long and placed in a way that will conform to required setbacks.  

Department of Planning & Zoning 
Staff Report – Zoning Board of Adjustments 
Case No. 2023-50-ZBA 
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GENERAL APPLICATION INFORMATION  
NAME/ADDRESS OF PROPERTY OWNER:                
Laura Taylor 
38 Dolores Drive 
Waggaman, LA 70094 
(504) 458-8407; ministerlaura12@gmail.com  
 
LOCATION OF SITE: 
123 J.B. Green Road  
 

REQUESTED ACTION: 
Reduce the minimum building elevation for a mobile home from +5 ft. NAVD 88 to no less than 1 ft. 
above the centerline of J.B. Green Road. 

SITE INFORMATION 
SIZE OF PARCEL: 7,422 sq. ft.  
ZONING: R-1A(M), Single-family detached, Manufactured, & Mobile Homes—Medium density. 
SURROUNDING ZONING AND LAND USE: R-1A(M) zoning; mobile homes and site-built houses abut.  
FUTURE LAND USE RECOMMENDATION: Medium-density Residential                                                                          
TRAFFIC ACCESS: The lot is 72 ft. wide on JB Green Road, a local street that connects Hwy 90 to Old 
Spanish Trail (La 631) 
UTILITIES:  Standard utilities are available for the site. 
FLOOD ZONE: The “effective” flood insurance rate map (1992 FIRM) shows the site in a shaded-X zone, 
which is not a special flood hazard area; the “preliminary” flood insurance map (2012 DFIRM) shows the 
property in a special flood hazard area with a base flood reaching as high as +5 ft NAVD 88.  
MINIMUM REQUIRED BUILDING ELEVATION: +5 ft. NAVD 88  
 

The data below shows the information from an elevation certificate the property owner submitted 
after the mobile home was in place.   
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Department of Planning & Zoning 
Staff Report – Zoning Board of Adjustments 
Case No. 2023-51-ZBA 
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APPLICABLE CODE REGULATION(S) 
Appendix A. Section XX. Flood Damage Prevention, C. General Provisions:   
2. Basis for Establishing the Areas of Special Flood Hazard. The areas of special flood hazard identified by the Federal 
Emergency Management Agency in a scientific and engineering report entitled, "The Flood Insurance Study for the 
Parish of St. Charles," stamped preliminary June 27, 1991, with accompanying Flood Insurance Rate Maps is hereby 
adopted by reference and declared to be a part of this section. The Flood Insurance Study is on file at the St. Charles 
Parish Courthouse, River Road, Hahnville, Louisiana. In addition, for the purpose of determining minimum building 
elevations, the Preliminary Digital Flood Insurance Rates Maps (DFIRM) referred to in "The Flood Insurance Study 
for the Parish of St. Charles," stamped Revised Preliminary November 9, 2012, shall take precedent over the 
effective FIRMS where they are more restrictive.  
 
Appendix A. Section XX. Flood Damage Prevention, E.2.d.2 
2.Manufactured homes that are placed or substantially improved within FIRM zones A1—30, AH, and AE on sites (i) 
outside of a manufactured home park or subdivision, (ii) in a new manufactured home park or subdivision, (iii) in an 
expansion to an existing manufactured home park or subdivision, or (iv) in an existing manufactured home park or 
subdivision on which a manufactured home has incurred "substantial damage" as a result of a flood, must be 
elevated on a permanent foundation such that the bottom of the longitudinal structural I-beams of the 
manufactured home is elevated to or above the base flood elevation. (Ord. No. 19-11-4 § I, 11-4-19)  
  
Appendix A. Section XX. Flood Damage Prevention, D.5 Variance Procedures   
a. Appeal Board: 

1. The Zoning Board of Adjustments, as established by St. Charles Parish, shall hear and decide appeals and 
requests for variances from the requirements of this Ordinance. 

2. Omitted 
3. Omitted 
4. In formulating decisions on such applications, the Zoning Board of Adjustments shall consider all technical 

evaluations, all relevant factors, and all standards contained in this Ordinance, including the list of 
parameters cited in section D.2. Upon consideration of the stated criteria, the Zoning Board of Adjustments 
may attach such conditions to the granting of variances as it deems necessary to further the purposes of this 
Ordinance. 

5. The Director of Planning and Zoning shall maintain the records of all appeal actions, including technical 
information, and shall report variances to the Federal Emergency Management Agency upon request. 

b.   Conditions for Variances. 
1. Generally, variances may be issued for new construction and substantial improvements to be erected on 

a lot of one-half acre (21,780 sq. ft.) or less in size contiguous to and surrounded by lots with existing 
structures constructed below the base flood level, providing the relevant factors in section D.2. (see 
reference below) of this Ordinance have been fully considered. As the lot size increases beyond the one-half 
acre, the technical justification required for issuing the variances increases. 

2. Variances may be issued for reconstruction, rehabilitation, or restoration of a structure listed on the National 
Register of Historic Places or the State Inventory of Historic Places, without regard to the procedures set 
forth in the remainder of this Ordinance.  

3. Variances may be issued for the repair or rehabilitation of historic structures upon a determination that the 
proposed repair or rehabilitation will not preclude the structure's continued designation as an historic 
structure and the variance is the minimum necessary to preserve the historic character and design of the 
structure. 

4. Variances shall not be issued within any designated floodway if any increase in flood levels during the base 
flood discharge would result. 

5. Variances shall only be issued upon a determination that the variance is the minimum necessary, 
considering the flood hazard, to afford relief. 

6. Variances shall only be issued upon, (i) showing a good and sufficient cause; (ii) a determination that 
failure to grant the variance would result in exceptional hardship to the applicant; and (iii) a 
determination that the granting of a variance will not result in increased flood heights, additional 
threats to public safety, extraordinary public expense, create nuisances, cause fraud on or victimization 
of the public, or conflict with existing local laws or ordinances. 

7. Variances may be issued by a community for new construction and substantial improvements and for 
other development necessary for the conduct of a functionally dependent use provided that (i) the 
criteria outlined in section D.5. are met, and (ii) the structure or other development is protected by 
methods that minimize flood damages during the base flood and create no additional threats to public 
safety. 

8. Any applicant to whom a variance is granted shall be given written notice that the structure will be 
permitted to be built with the lowest floor elevation below the base flood elevation, and that the cost of 
flood insurance will be commensurate with the increased risk resulting from the reduced lowest floor 
elevation. 

DEPARTMENT ANALYSIS & FINDINGS 
 
1. The property owner requests an after-the-fact variance for permit 46296. 
2. The request is to reduce the minimum building elevation from 5 ft. NAVD 88 to 3 ft. NAVD 88 for the 

electrical panel and 3.9 ft. NAVD to the bottom of the longitudinal structural I-beam.  
3. The 7,422 sq. ft. lot was platted in 2004. 
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4. The minimum building elevation at the time was 1 ft. above the centerline of JB Green Road.   
5. The lot is less than ½ acre.  
6. The effective Flood Insurance Rate Map (1992 FIRM) shows the lot in a shaded X-zone which is not a 

Special Flood Hazard Area (SFHA).   
7. The minimum elevation in X zones is 1 ft. above the street. 
8. The Preliminary Digital Flood Insurance Rate Map (2012 DFIRM) shows the lot in an AE zone, which 

is a Special Flood Hazard Area with a base flood anticipated to reach +5 ft. NAVD 88. 
9. Ordinance 13-7-7 states “…for the purpose of determining minimum building elevations, the 

Preliminary Digital Flood Insurance Rate Maps (DFIRM) referred to in “The Flood Insurance Study for 
the Parish of St Charles,” stamped Revised Preliminary November 9, 2012 shall take precedent over 
the effective FIRMS where they are more restrictive.”  

10. This means the minimum elevation at 123 JB Green Road is 5 ft. NAVD 88. 
11. The property owner placed the structure at the minimum building elevation creates an exceptional 

hardship on them or that they will occupy the residence. 
12. The property owner has signed the addendum to the application for a variance from BFE/minimum 

building elevation requirement and the acknowledgement and indemnification agreement. 
13. Regarding similar variances in the area, the Zoning Board of Adjustment has reduced the minimum 

building elevation as follows: 
• from 5 ft. NAVD 88 to 1 ft. above the street centerline at 201 JB Green Road (ZBA 2008-35) 
• from 5 ft. NAVD 88 to 1 ft. above the street centerline at 203 JB Green Road (ZBA 2008-37) 
• from 5 ft. NAVD 88 to 12 in. above the street centerline at 145 JB Green Road (ZBA 2010-12) 
• from 5 ft. NADV 88 to 12 in. above the street centerline at 123 JB Green Road (ZBA 2010-28)  
• from 5 ft. NAVD 88 to 1.25 ft. NAVD 88 at 194 JB Green Road (ZBA 2013-12) 
• from 5 ft. NAVD 88 to 2.2 ft. NAVD 88 at 141 JB Green Road (ZBA 2013-17) 
• from 5 ft. NAVD 88 to 3.5 ft. above mean sea level at 205 JB Green Road (ZBA 2014-21) 
• from 5 ft. NAVD 88 to 1 ft. above the street centerline at 195 JB Green Road (ZBA 2017-06) 
• from 5 ft. NAVD 88 to 1.02 ft. NAVD 88 at 149 JB Green Road (ZBA 2017-18) 
• from 5 ft. NAVD 88 to 1 ft. above the street centerline at 180 JB Green Road (2020-11-ZBA) 
• from 5 ft. NAVD 88 to 1.8 ft. NAVD 88 at 202 JB Green Road (2022-29 ZBA) 

14. In order to meet regulations, the property owner could elevate a manufactured home on a 
permanent foundation such that the bottom of the longitudinal structural I-beam and all servicing 
machinery and equipment at elevated to or above 5 ft. NAVD 88. 

15. If FEMA requires the Parish to adopt the DFIRM or any map that shows the property in a SFHA, it 
could become mandatory for a mortgagor of the property to purchase flood insurance within six 
months of the adoption of the map.  The cost could be extremely high. 
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PAGES 9 THROUGH 19 OF THE ELEVATION CERTIFICATE ARE OMITTED 

 
The pages contain instructions from the NFIP for the person completing the Elevation Certificate. 
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