
Alternate date: NONE 

ST. CHARLES PARISH 
ZONING BOARD OF ADJUSTMENT 

April 25, 2024 
6:00 P.M. 

 
CALL TO ORDER 
PLEDGE OF ALLEGIANCE 

 
POSTPONED CASE: 

1 2024-4-ZBA requested by Tyler Wilson to reduce the minimum building 
elevation at 240 Whitley Drive, Des Allemands. Zoning District R-1A(M). 
Council District 4. 

 
 
NEW CASES: 

28 2024-11-ZBA requested by Gena Favaloro to reduce the minimum building 
elevation at 113 Verdin Lane, Paradis. Zoning District R-1A(M). Council District 
4. 

 
37 2024-12-ZBA requested by Tyra Robinson to reduce the minimum building 

elevation at 16545 Old Spanish Trail, Des Allemands. Zoning District R-1A(M). 
Council District 4. 
 

55 2024-13-ZBA requested by Kristen Latiolais to reduce the minimum building 
elevation at 209 Matthew Drive, Des Allemands. Zoning District R-1A(M). 
Council District 4. 
 

 

UNFINISHED BUSINESS - 
NEW BUSINESS –  
MINUTES – (March 21, 2024) 
ADJOURN- 

 

 

 



 
GENERAL APPLICATION INFORMATION  
NAME/ADDRESS OF PROPERTY OWNER:                
Tyler Wilson for Nine Line Capital investments, LLC 
102 St. Maria St. 
Luling, LA 70070 
(504) 315-8373   
 
LOCATION OF SITE: 
240 Whitley Road Des Allemands, LA 70030 
 

REQUESTED ACTION: 
Reduce the minimum building elevation from +5 ft. NAVD 88 to no less than 1 ft. above the centerline of 
Whitley Road in front of the lot. 

SITE INFORMATION 
SIZE OF PARCEL: 10,020 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 Whitley Road is a local or tertiary street that connects US Highway 90 and 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 +6 ft NAVD 88.  
MINIMUM REQUIRED BUILDING ELEVATION: +5 ft. NAVD 88  
The applicant submitted an Elevation Certificate for building permit 46258 indicating the top of the 
bottom floor is elevated to 3.4 ft. NAVD88; staff estimated the elevation of the I-beam to be 18 in. or 1.5 
ft. lower. As a courtesy to the applicant, staff used the LiDAR data to estimate the elevation of the 
centerline of the street in front of the lot  
 

 
 

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 
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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 Provisions for Flood Hazard Reduction: 2. Specific Standards: 

 In all areas designated as "X" Zones on the Federal Insurance Rate Map (FIRM) for St. Charles Parish, all 
buildings or structures shall be elevated so that the lowest portion of the structural members of the lowest 
floor are located at least twelve (12) inches above the center line of the nearest street right-of-way.  In all 
areas of special flood hazard where base flood elevations have been provided as set forth in section C.2. or 
in section D.4.h., the following standards are required: 

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. The request to reduce the minimum building elevation for a mobile home that was placed under 

building permit 46258 issued on 7/06/2023. 
2. The permit document includes a grade certificate dated June 13, 2023 and a flood elevation 

acknowledgement signed June 26, 2023. 
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3. The applicant indicates that none of the documents indicate that the I-beam must be elevated 
above 5 ft. NAVD88. 

4. The lot was platted in 1949.   
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 12 in. above the street; staff estimate the street is between .01 

and .07 ft. NAVD88. 
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 240 Whitley Road is 5 ft. NAVD 88. 
11. The property owner has not demonstrated that placing the structure at the minimum building 

elevation creates an exceptional hardship on them or that they will occupy the mobile home. 
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. 
13. Regarding similar variances in the area, the Zoning Board of Adjustment reduced the minimum 

building elevation from 5 ft. NAVD88 to 2.9 ft. NAVD88 for a substantial improvement at 240 
Wenger Road (ZBA-2018-05). 

14. In order to meet regulations, the property owner could elevate the manufactured home on a 
permanent foundation such that the bottom of the longitudinal structural I-beam is 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.   

16. If the applicant transfers the property the burden of purchasing flood insurance would also be 
transferred. 
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GENERAL APPLICATION INFORMATION  
NAME/ADDRESS OF PROPERTY OWNER:                
Gena Favaloro 
105 Verdin Lane 
(504)654-8331   
 
LOCATION OF SITE: 
113 Verdin Lane 
 
REQUESTED ACTION: 
Reduce the minimum building elevation from +5 ft. NAVD 88 to no less than 1 ft. above the centerline of 
Wisner Street (.71 ft. NAVD88). 

SITE INFORMATION 
SIZE OF PARCEL: .51acre or 22,215 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: Verdin 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 a grade certificate the property owner submitted which indicates the top of 
the floor a mobile home currently on the site is 3.6 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. 

 
 

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 
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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 Provisions for Flood Hazard Reduction: 2. Specific Standards: 

 In all areas designated as "X" Zones on the Federal Insurance Rate Map (FIRM) for St. Charles Parish, all 
buildings or structures shall be elevated so that the lowest portion of the structural members of the lowest 
floor are located at least twelve (12) inches above the center line of the nearest street right-of-way.  In all 
areas of special flood hazard where base flood elevations have been provided as set forth in section C.2. or 
in section D.4.h., the following standards are required: 

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. The property owner requests reduction of the minimum building elevation for a mobile home on a 

22,215 sq. ft. lot.   
2. The lot was platted in 2010.   
3. The lot is more than ½ acre.  
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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 = .71 
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. 

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 113 Verdin Lane 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 2.5 ft. NAVD88 at 113 Verdin Lane (2017-07-ZBA) 
• From 5 ft. to 2.42 ft. NAVD88 at 407 Estay Lane (2018-11-ZBA) 
• From 5 ft. to 1.68 ft. NAVD88 for a house at 503 Estay Lane (2020-59-ZBA) 

12. 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. 

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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1.  
GENERAL APPLICATION INFORMATION  
NAME/ADDRESS OF PROPERTY OWNER:                
Tyra Gullage Robinson 
16545 Old Spanish Trail 
Des Allemand, LA 70030 
(504) 249-0026   
 
LOCATION OF SITE: 
16545 Old Spanish Trail 
 

REQUESTED ACTION: 
Reduce the minimum building elevation from +5 ft. NAVD 88 to no less than 1 ft. above the centerline of 
the nearest street for a mobile home that has been placed on the lot. 

SITE INFORMATION 
SIZE OF PARCEL: .79 acres 
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: Primary/Arterial Street 
UTILITIES:  Standard utilities serve 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 information below is from a grade certificate the applicant submitted for the mobile home that has 
already been placed on the lot. 
 

 
 

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 
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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 Provisions for Flood Hazard Reduction: 2. Specific Standards: 

 In all areas designated as "X" Zones on the Federal Insurance Rate Map (FIRM) for St. Charles Parish, all 
buildings or structures shall be elevated so that the lowest portion of the structural members of the lowest 
floor are located at least twelve (12) inches above the center line of the nearest street right-of-way.  In all 
areas of special flood hazard where base flood elevations have been provided as set forth in section C.2. or 
in section D.4.h., the following standards are required: 

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. The request to reduce the minimum building elevation from 5 ft. NAVD88 for a mobile home that is 

already in place with the bottom of the I-Beam at 4 ft. NAVD88 (3.99 ft on the Elevation Certificate). 
2. The lot was platted in 2006.  
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3. The lot is more than ½ acre.  
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 in X zones is 12 in. above the centerline of the street which is equal to 2.1 ft. 

NAVD88 at this location. 
6. 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. 
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 elevation at the location is 5 ft. NAVD 88. 
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 

building elevation as follows: 
• from 5 ft. to 1.75 ft. NAVD88 for a mobile home at 16523 Old Spanish Trl (2021-23-ZBA) 
• from 5 ft. to 2.0 ft NAVD88 for a mobile home at 16541 Old Spanish Trl (2021-51-ZBA) 
• from 5 ft. to 1.8 ft. NAVD88 for a mobile home at 202 JB Green Rd (2022-29-ZBA)  
• from 5 ft. to 1.25 ft. NAVD88 for a mobile home at 194 JB Green Rd (ZBA 2013-12) 

12. 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 is elevated to or 
above 5 ft. NAVD88. 

13. 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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SECTION B – FLOOD INSURANCE RATE MAP (FIRM) INFORMATION

SECTION A – PROPERTY INFORMATION FOR INSURANCE COMPANY USE

Policy Number:

Company NAIC Number:

A1.  Building Owner's Name: Tyra Robinson

A2.  Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
16545 Old Spanish Trail

City: Des Allemands State: LA ZIP Code: 70030

A3.  Property Description (e.g., Lot and Block Numbers or Legal Description) and/or Tax Parcel Number:
Ward 4, CDF - Numbered Farm Lots, Block 81, Lot 81A, Parcel 42470810081A

A4.  Building Use (e.g., Residential, Non-Residential, Addition, Accessory, etc.): Residential

A5.  Latitude/Longitude: Lat. 29.841061 Long. -90.453980 Horizontal Datum: NAD 1927 NAD 1983 WGS 84

A6.  Attach at least two and when possible four clear photographs (one for each side) of the building (see Form pages 7 and 8).

A7.  Building Diagram Number: 5

A8.  For a building with a crawlspace or enclosure(s):

a)  Square footage of crawlspace or enclosure(s): sq. ft.

b)  Is there at least one permanent flood opening on two different sides of each enclosed area? NoYes

c)  Enter number of permanent flood openings in the crawlspace or enclosure(s) within 1.0 foot above adjacent grade:
Non-engineered flood openings: Engineered flood openings:

sq. in.d)  Total net open area of non-engineered flood openings in A8.c:

sq. ft.e)  Total rated area of engineered flood openings in A8.c (attach documentation – see Instructions):

sq. ft.  f)   Sum of A8.d and A8.e rated area (if applicable – see Instructions):

A9.  For a building with an attached garage:

sq. ft.a)  Square footage of attached garage:

Yes No N/Ab)  Is there at least one permanent flood opening on two different sides of the attached garage?

c)  Enter number of permanent flood openings in the attached garage within 1.0 foot above adjacent grade:
Non-engineered flood openings: Engineered flood openings:

sq. in.d)  Total net open area of non-engineered flood openings in A9.c:

sq. ft.e)  Total rated area of engineered flood openings in A9.c (attach documentation – see Instructions):

sq. ft. f)   Sum of A9.d and A9.e rated area (if applicable – see Instructions):

B1.a. NFIP Community Name: St. Charles "unincorporated area" B1.b. NFIP Community Identification Number: 220160

B2. County Name:St. Charles Parish B3. State: LA B4. Map/Panel No.: 220160        0175 B5. Suffix:    C

B6. FIRM Index Date: 06/16/1992 B7. FIRM Panel Effective/Revised Date: 06/16/1992

B8. Flood Zone(s): X B9. Base Flood Elevation(s) (BFE) (Zone AO, use Base Flood Depth): N/A

B10.  Indicate the source of the BFE data or Base Flood Depth entered in Item B9:
FIS FIRM Community Determined Other:

B11.  Indicate elevation datum used for BFE in Item B9: NGVD 1929 NAVD 1988 Other/Source:

B12.  Is the building located in a Coastal Barrier Resources System (CBRS) area or Otherwise Protected Area (OPA)? Yes No
Designation Date: CBRS OPA

B13.  Is the building located seaward of the Limit of Moderate Wave Action (LiMWA)? Yes No

N/A

IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
Copy all pages of this Elevation Certificate and all attachments for (1) community official, (2) insurance agent/company, and (3) building owner.

U.S. DEPARTMENT OF HOMELAND SECURITY  
Federal Emergency Management Agency  

National Flood Insurance Program 

ELEVATION CERTIFICATE 

OMB Control No. 1660-0008 
Expiration Date: 06/30/2026

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 2 of 1946

Benny Herrington
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FOR INSURANCE COMPANY USE

Policy Number:

Company NAIC Number:

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
16545 Old Spanish Trail

City: Des Allemands State: LA ZIP Code: 70030

SECTION E – BUILDING MEASUREMENT INFORMATION (SURVEY NOT REQUIRED) 
FOR ZONE AO, ZONE AR/AO, AND ZONE A (WITHOUT BFE)

For Zones AO, AR/AO, and A (without BFE), complete Items E1–E5. For Items E1–E4, use natural grade, if available. If the Certificate is 
intended to support a Letter of Map Change request, complete Sections A, B, and C. Check the measurement used. In Puerto Rico only, 
enter meters.

Building measurements are based on:
*A new Elevation Certificate will be required when construction of the building is complete.

Construction Drawings* Building Under Construction* Finished Construction

E1.  Provide measurements (C.2.a in applicable Building Diagram) for the following and check the appropriate boxes to show whether the 
measurement is above or below the natural HAG and the LAG. 

a)  Top of bottom floor (including basement, 
crawlspace, or enclosure) is: metersfeet above or below the HAG.

b)  Top of bottom floor (including basement, 
crawlspace, or enclosure) is: below the LAG.above ormetersfeet

E2.  For Building Diagrams 6–9 with permanent flood openings provided in Section A Items 8 and/or 9 (see pages 1–2 of Instructions), the 
next higher floor (C2.b in applicable  
Building Diagram) of the building is: below the HAG.above ormetersfeet

E3.  Attached garage (top of slab) is: below the HAG.above ormetersfeet

E4.  Top of platform of machinery and/or equipment 
servicing the building is: below the HAG.above ormetersfeet

E5.  Zone AO only: If no flood depth number is available, is the top of the bottom floor elevated in accordance with the community's 
floodplain management ordinance? Yes No Unknown The local official must certify this information in Section G.

SECTION F – PROPERTY OWNER (OR OWNER'S AUTHORIZED REPRESENTATIVE) CERTIFICATION

The property owner or owner's authorized representative who completes Sections A, B, and E for Zone A (without BFE) or Zone AO must 
sign here. The statements in Sections A, B, and E are correct to the best of my knowledge

Check here if attachments and describe in the Comments area.

Comments:
Sections E and F intentionally left blank.

Property Owner or Owner's Authorized Representative Name:

Address:

City: State: ZIP Code:

Ext.: Email:Telephone:

Signature: Date:

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 4 of 19

ELEVATION CERTIFICATE 
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
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FOR INSURANCE COMPANY USE

Policy Number:

Company NAIC Number:

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
16545 Old Spanish Trail

City: Des Allemands State: LA ZIP Code: 70030

The local official who is authorized by law or ordinance to administer the community's floodplain management ordinance can complete 
Section A, B, C, E, G, or H of this Elevation Certificate. Complete the applicable item(s) and sign below when:

G1. The information in Section C was taken from other documentation that has been signed and sealed by a licensed surveyor, 
engineer, or architect who is authorized by state law to certify elevation information. (Indicate the source and date of the 
elevation data in the Comments area below.)

G2.a. A local official completed Section E for a building located in Zone A (without a BFE), Zone AO, or Zone AR/AO, or when item 
E5 is completed for a building located in Zone AO.

G2.b. A local official completed Section H for insurance purposes.

G3. In the Comments area of Section G, the local official describes specific corrections to the information in Sections A, B, E and H.

G4. The following information (Items G5–G11) is provided for community floodplain management purposes.

Permit Number:

G8. This permit has been issued for: New Construction Substantial Improvement

G9.a. Elevation of as-built lowest floor (including basement) of the 
building: Datum:metersfeet

G9.b. Elevation of bottom of as-built lowest horizontal structural 
member: Datum:

G10.a. BFE (or depth in Zone AO) of flooding at the building site: Datum:

G10.b.

Datum:

Community's minimum elevation (or depth in Zone AO) 
requirement for the lowest floor or lowest horizontal structural 
member:

G11. Variance issued? Yes No If yes, attach documentation and describe in the Comments area.

The local official who provides information in Section G must sign here. I have completed the information in Section G and certify that it is 
correct to the best of my knowledge. If applicable, I have also provided specific corrections in the Comments area of this section.

NFIP Community Name:

Local Official's Name: Title:

Comments (including type of equipment and location, per C2.e; description of any attachments; and corrections to specific information in 
Sections A, B, D, E, or H):

SECTION G – COMMUNITY INFORMATION (RECOMMENDED FOR COMMUNITY OFFICIAL COMPLETION)

G6. Date Permit Issued:

Date Certificate of Compliance/Occupancy Issued:

G5.

G7.

metersfeet

metersfeet

metersfeet

Address:

City: State: ZIP Code:

Ext.: Email:Telephone:

Signature: Date:

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 5 of 19

ELEVATION CERTIFICATE 
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19
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FOR INSURANCE COMPANY USE

Policy Number:

Company NAIC Number:

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
16545 Old Spanish Trail

City: Des Allemands State: LA ZIP Code: 70030

SECTION H – BUILDING'S FIRST FLOOR HEIGHT INFORMATION FOR ALL ZONES  
(SURVEY NOT REQUIRED) (FOR INSURANCE PURPOSES ONLY)

The property owner, owner's authorized representative, or local floodplain management official may complete Section H for all flood zones 
to determine the building's first floor height for insurance purposes. Sections A, B, and I must also be completed. Enter heights to the 
nearest tenth of a foot (nearest tenth of a meter in Puerto Rico). Reference the Foundation Type Diagrams (at the end of Section H 
Instructions) and the appropriate Building Diagrams (at the end of Section I Instructions) to complete this section.

H1.  Provide the height of the top of the floor (as indicated in Foundation Type Diagrams) above the Lowest Adjacent Grade (LAG): 

a)  For Building Diagrams 1A, 1B, 3, and 5–9. Top of bottom 
floor (include above-grade floors only for buildings with 
subgrade crawlspaces or enclosure floors) is:

meters above the LAGfeet6.10

b)  For Building Diagrams 2A, 2B, 4, and 6–9. Top of next 
higher floor (i.e., the floor above basement, crawlspace, or 
enclosure floor) is:

above the LAGmetersfeet

H2.  Is all Machinery and Equipment servicing the building (as listed in Item H2 instructions) elevated to or above the floor indicated by the 
H2 arrow (shown in the Foundation Type Diagrams at end of Section H instructions) for the appropriate Building Diagram? 

Yes No

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 6 of 19

ELEVATION CERTIFICATE 
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19

The property owner or owner's authorized representative who completes Sections A, B, and H must sign here. The statements in Sections 
A, B, and H are correct to the best of my knowledge. Note: If the local floodplain management official completed Section H, they should 
indicate in Item G2.b and sign Section G.

Check here if attachments are provided (including required photos) and describe each attachment in the Comments area.

Property Owner or Owner's Authorized Representative Name:

Comments:

SECTION I – PROPERTY OWNER (OR OWNER'S AUTHORIZED REPRESENTATIVE) CERTIFICATION

Address:

City: State: ZIP Code:

Ext.: Email:Telephone:

Signature: Date:
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FOR INSURANCE COMPANY USE

Policy Number:

Company NAIC Number:

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
16545 Old Spanish Trail

City: Des Allemands State: LA ZIP Code: 70030

ELEVATION CERTIFICATE 
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19 

BUILDING PHOTOGRAPHS 
See Instructions for Item A6.

Instructions: Insert below at least two and when possible four photographs showing each side of the building (for example, may only be 
able to take front and back pictures of townhouses/rowhouses). Identify all photographs with the date taken and "Front View," "Rear View," 
"Right Side View," or "Left Side View." Photographs must show the foundation. When flood openings are present, include at least one 
close-up photograph of representative flood openings or vents, as indicated in Sections A8 and A9.

Photo One

Photo One Caption: Front (northern) view of home. Clear Photo One

Photo Two

Photo Two Caption: Rear (southern) view of home. Clear Photo Two

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 7 of 1951



FOR INSURANCE COMPANY USE

Policy Number:

Company NAIC Number:

Building Street Address (including Apt., Unit, Suite, and/or Bldg. No.) or P.O. Route and Box No.:
16545 Old Spanish Trail

City: Des Allemands State: LA ZIP Code: 70030

ELEVATION CERTIFICATE 
IMPORTANT: MUST FOLLOW THE INSTRUCTIONS ON PAGES 9-19 

BUILDING PHOTOGRAPHS 
Continuation Page

Insert the third and fourth photographs below. Identify all photographs with the date taken and "Front View," "Rear View,"  "Right Side 
View," or "Left Side View." When flood openings are present, include at least one close-up photograph of representative flood openings or 
vents, as indicated in Sections A8 and A9.

Photo Three

Photo Three Caption: Left (eastern) side of home. Clear Photo Three

Photo Four

Photo Four Caption: Right (western) side of home. Clear Photo Four

FEMA Form FF-206-FY-22-152 (formerly 086-0-33) (10/22) Page 8 of 1952



Date:

For:

Section C2.

Subsection + =
a) 5.435 feet + 0.210 feet = 5.645 feet
b) N/A feet + 0.210 feet = N/A feet
c) 3.975 feet + 0.210 feet = 4.185 feet
d) N/A feet + 0.210 feet = N/A feet
e) 4.197 feet + 0.210 feet = 4.407 feet
f) -0.754 feet + 0.210 feet = -0.544 feet
g) 0.433 feet + 0.210 feet = 0.643 feet
h) -0.609 feet + 0.210 feet = -0.399 feet

Subsection + =
AC 4.197 feet + 0.210 feet = 4.407 feet

Water Heater 5.435 feet + 0.210 feet = 5.645 feet

Subsection + =
Old Spanish Trail 0.849 feet + 0.210 feet = 1.059 feet

Client Information:
Ms. Tyra Robinson

Des Allemands, LA 70030
504-920-2125 - Benny
318-237-1407 - Buddy

March 18, 2024

16545 Old Spanish Trail

2B ENGINEERING, LLC ELEVATION CONVERSION
SPECIALIZING IN FEMA ELEVATION CERTIFICATES

186 Dunleith Drive
Destrehan, LA 70047 Our File #: St. Charles 227

Benny@2bengineering.org

Conversions were found in Flood Insurance Study (FIS) Report.

If you have any questions concerning these elevations please contact:
Benny Herrington
504-920-2125

NAVD 88 Elevation Datum Shift NGVD 29 Elevation

16545 Old Spanish Trail

Miscellaneous

NAVD 88 Elevation Datum Shift NGVD 29 Elevation

Des Allemands, LA 70030

Equipment

NAVD 88 Elevation Datum Shift NGVD 29 Elevation

53



 

C2.e) Lowest machinery serving building is AC located near rear center of home.  
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GENERAL APPLICATION INFORMATION  
NAME/ADDRESS OF PROPERTY OWNER:                
Kristen Latiolais 
209 Matthew Drive 
Des Allemands, LA 70030 
(225) 315-3023  
 
LOCATION OF SITE: 
209 Matthew Drive 
 

REQUESTED ACTION: 
Reduce the minimum building elevation from +5 ft. NAVD 88 to no less than 1 ft. above the centerline of 
street in front of the lot for a site-built house. 

SITE INFORMATION 
SIZE OF PARCEL: 21,632 sq. ft.  
ZONING: R-1A, Single-family detached homes—Medium density. 
SURROUNDING ZONING AND LAND USE: R-1A zoning; mobile homes and site-built houses abut.  
FUTURE LAND USE RECOMMENDATION: Medium-density Residential                                                                          
TRAFFIC ACCESS Tertiary/Local Streets 
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 +6 ft NAVD 88.  
MINIMUM REQUIRED BUILDING ELEVATION: +6 ft. NAVD 88  
The information below is based on the a grade certificate the property owner submitted for a variance 
to reduce the required construction elevation for a manufactured home on Lot 7-A, which was 
subsequently resubdivided, along with the adjacent lot 7-B, into four lots including the subject lot, 7-
A-4.  The Floodplain Manager will require a new grade certificate for permitting a structure on the lot. 
 

 
 

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 

1992 FIRM
Required
building

elevation
(converted to

NAVD88
datum)

Street
Elevation

Top of lowest
floor

(Porposed)

2012 DFIRM
Required
buidling

elevation

Feet/ NAVD 0.5 -0.5 0.5 6

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

/ N
AV

D

Department of Planning & Zoning 
Staff Report – Zoning Board of Adjustments 
Case No. 2024-13-ZBA 
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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 Provisions for Flood Hazard Reduction: 2. Specific Standards: 

 In all areas designated as "X" Zones on the Federal Insurance Rate Map (FIRM) for St. Charles Parish, all 
buildings or structures shall be elevated so that the lowest portion of the structural members of the lowest 
floor are located at least twelve (12) inches above the center line of the nearest street right-of-way.  In all 
areas of special flood hazard where base flood elevations have been provided as set forth in section C.2. or 
in section D.4.h., the following standards are required: 

 
2.a Specific Standards for residential construction 
  New construction and substantial improvement of any residential structure shall have the lowest floor, including 

basement, elevated to or above the base flood elevation. Accessory buildings, having less than one hundred 
forty-five (145) square feet of floor area, may be constructed below the base flood elevation, but must be 
unfinished on the interior, constructed with flood-resistant materials below the base flood elevation, used only 
for storage, and anchored to resist flotation, collapse and lateral movement.  

 
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 request is to reduce the minimum building elevation for a house on a 21,632 sq. ft. lot.   
2. A similar request approved in 2022 (2022-13-ZBA) has expired. 
3. The lot was platted in 1955.   
4. The lot is less than ½ acre.  

56



5. 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).   

6. The minimum elevation in X zones is 12 in. above the centerline of the street (top of lowest floor). 
7. 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 +6 ft. NAVD 88. 
8. 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.”  

9. This means the minimum building elevation at 209 Matthew Drive is 6 ft. NAVD 88. 
10. The property owner has not demonstrated that placing the structure at the minimum building 

elevation creates an exceptional hardship. 
11. Ordinance 21-8-17/Chapter 7 Section 7-3 provides standards for Adjacent Lot Runoff Protection to 

help prevent new houses built at the minimum elevation from flooding neighbors.  
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 elevations from 6 ft. NAVD88 to no less than 12 in above the centerline of the street at the 
following locations: 

• 209 Mark Drive (2008-04-ZBA) 
• 208 Matthew Drive (2019-23-ZBA 
• 213 Matthew Drive (2009-28-ZBA) 
• 217 Mathew Drive (2012-28-ZBA) 
• 209 Matthew Drive (2022-13-ZBA) 

14. In order to meet regulations, the property owner could build the house and equipment at the 
minimum building elevation on fill, piers, or pilings.   

15. If the construction requires any amount of fill, the requirements of Chapter 7, 7-3, Adjacent Lot 
Runoff Protection will apply. 

16. 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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