
Alternate date: June 27, 2024 

ST. CHARLES PARISH 
ZONING BOARD OF ADJUSTMENT 

June 20, 2024 
6:00 P.M. 

CALL TO ORDER 
PLEDGE OF ALLEGIANCE 

1 2024-17-ZBA requested by Jarod P. Valence to reduce the minimum building 
elevation at 737 Ayo Lane, Paradis. Zoning District R-1A(M). Council District 4. 

16 2024-18-ZBA requested by Paul J. Hogan to reduce the minimum building 
elevation on Lot 9B-2, 815 Barber Road, Lot B Paradis. Zoning District O-L. 
Council District 4. 

UNFINISHED BUSINESS - 
NEW BUSINESS –  
MINUTES – (May 16, 2024) 
ADJOURN- 

 

 

 



GENERAL APPLICATION INFORMATION 
NAME/ADDRESS OF PROPERTY OWNER: 
Jared Valence 
737 Ayo Lane 
Paradis LA 70080 

LOCATION OF SITE: 
737 Ayo Lane 

REQUESTED ACTION: 
Reduce the minimum building elevation from +5 ft. NAVD 88 to no less than 1 ft. above the centerline of 
Ayo Lane. 

SITE INFORMATION 
SIZE OF PARCEL:  23,106 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: Ayo Lane is a private drive accessible from Wisner Street, which is a local road. 
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 is based on an elevation certificate the property owner submitted which indicates the 
top of the floor of a mobile home that is currently on the site is 2.5 ft. NAVD88; Parish standards require 
the elevation of the bottom of the I-beam of a mobile home to be at or above the minimum building 
elevation.  Staff adjusted the number using the assumption that the bottom of the I-beam is 18 in. or 
1.5 ft. below the top of floor. 
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Department of Planning & Zoning 
Staff Report – Zoning Board of Adjustments 
Case No. 2024-17-ZBA 
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APPLICABLE CODE REGULATION(S) 
Appendix A. Section XX. Flood Damage Prevention Item C. General Provisions:  1.  Omitted 

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. 2.d.2 Specific Standards for Manufactured homes 
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. On February 19, 2024, the applicant applied for a building permit to move a mobile home from 113

Verdin Land to 737 Ayo Lane.
2. On February 22, 2024, the Permit Section emailed to inform the applicant that in order to issue the

permit, he had to submit a grade certificate (often called an elevation benchmark).
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3. On March 4, 2024, the permit section received a grade certificate and issued the building permit.
The certificate states “PER ST. CHARLES PARISH CONSTRUCTION REQUIREMENTS: DFIRM ADVISORY
ZONE AE + 5.0 ft.”

4. On May 3, 2024, the department received a final elevation certificate by email.  The Floodplain
Manager/CRS Specialist informed the applicant that the mobile home was too low.

5. On May 14, 2025 the Department accepted an application for a variance to reduce the minimum
building elevation from 5 ft. NAVD 88.  Staff estimate that the bottom of the I-Beam is at 1 ft.
NAVD88.

6. The lot was platted in 2006.  The elevation requirement at the time was 12 in. above the centerline
of the street.

7. The lot is more than ½ acre.
8. 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).
9. The minimum elevation for all types of structures in X zones is 12 in. above the nearest street = .4 ft.

NAVD88 at the location.
10. The Preliminary Digital Flood Insurance Rate Map (2012 DFIRM) shows the lot in an AE zone.  This is

a Special Flood Hazard Area with a base flood anticipated to reach +5 ft. NAVD 88.
11. 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.”

12. This means the minimum building elevation at 737 Ayo Lane is 5 ft. NAVD88.
13. The property owner has not demonstrated that placing the structure at the minimum building

elevation creates an exceptional hardship.
14. The property owner has initialed the cautions listed in the Addendum to the application to the

Board of Adjustment and signed the Acknowledgement.
15. Regarding similar variances in the area, the Zoning Board of Adjustment has reduced the minimum

elevation for other buildings as follows:
• From 5 ft. to 3 ft. NAVD88 for a mobile home at 812 Barber Road (ZBA 2012-10)
• From 5 ft. for a mobile home at 113 Verdin Lane (2024-11-ZBA)

16. In order to meet regulations, the property owner could elevate a manufactured or mobile home on
a permanent foundation such that the bottom of the longitudinal structural I-beam is elevated to or
above 5 ft. NAVD88 on the lot.

17. If FEMA requires the Parish to adopt the DFIRM or any map that shows the property in a SFHA, the
mandatory flood insurance purchase requirement would apply.  The cost could be extremely high.
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GENERAL APPLICATION INFORMATION  
NAME/ADDRESS OF PROPERTY OWNER:                
Paul Hogan 
P.O. Box 250 
Des Allemands, LA 70030 
504.615.4862  
 
LOCATION OF SITE: 
815 Barber Road, Paradis 
 
REQUESTED ACTION: 
Reduce the minimum building elevation, the lowest point of the I-beam for a mobile home, from +5 ft. 
NAVD 88 to no less than 12 in. above the centerline of Barber Road.  Barber Road is -.31. NAVD88 at the 
location. 

SITE INFORMATION 
SIZE OF PARCEL: 1.076acres or 46,881 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: Barber Road is accessible from Hwy 306, Bayou Gauche Road. 
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 is based on a grade certificate the property owner submitted; Parish standards require 
the elevation of the bottom of the I-beam of a mobile home to be at or above the minimum building 
elevation, which is 5 ft. NAVD88 at this location.  

 
 

APPLICABLE CODE REGULATION(S) 
Appendix A. Section XX. Flood Damage Prevention Item C. General Provisions:  1.  Omitted 

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 

1992 FIRM
Required
building

elevation
(converted to

NAVD88 datum)

Street Elevation Bottom of the I-
Beam (Proposed)

2012 DFIRM
Required
buidling

elevation

Feet/ NAVD 0.69 -0.31 0.69 5

-7
-6
-5
-4
-3
-2
-1
0
1
2
3
4
5
6
7

FE
ET

/ N
AV

D

Department of Planning & Zoning 
Staff Report – Zoning Board of Adjustments 
Case No. 2024-18-ZBA 

16



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. 2.d.2 Specific Standards for Manufactured homes 
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 damage 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 a reduction of the minimum building elevation for a mobile home on a 

46,881 sq. ft. lot.   
2. The lot is more than ½ acre.  
3. The lot was platted in 2023.  The minimum building elevation at the time was 5 ft. NAVD88.   
4. 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).   
5. The minimum elevation for all types of structures in X zones is 12 in. above the nearest street .69 ft. 

NAVD88 at the location. 
6. The Preliminary Digital Flood Insurance Rate Map (2012 DFIRM) shows the lot in an AE zone.  This is 

a Special Flood Hazard Area with a base flood anticipated to reach +5 ft. NAVD 88. 
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7. 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.”  

8. This means the minimum building elevation at 815 Barber Road is 5 ft. NAVD88. 
9. The property owner has not demonstrated that placing the structure at the minimum building 

elevation creates an exceptional hardship. 
10. The property owner has initialed the cautions listed in the Addendum to the application to the 

Board of Adjustment and signed the Acknowledgement. 
11. Regarding similar variances in the area, the Zoning Board of Adjustment has reduced the minimum 

elevation for other buildings in the area as follows: 
• From 5 ft. to 3 ft. NAVD88 for a mobile home at 812 Barber Road (ZBA 2012-10) 

12. To meet regulations, the property owner could elevate a manufactured or mobile home on a 
permanent foundation such that the bottom of the longitudinal structural I-beam is elevated to or 
above 5 ft. NAVD88 on the lot. 

13. If FEMA requires the Parish to adopt the DFIRM or any map that shows the property in a SFHA, the 
mandatory flood insurance purchase requirement would apply the adoption of the map.  The cost 
could be extremely high. 
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