
 

 
 
Persons planning to attend the meeting who need sign language interpretation, translation services, assisted listening 
systems, Braille, taped material, or special transportation, should contact the City Clerk’s Office at 303 335-4536 or 
MeredythM@LouisvilleCO.gov. A forty-eight-hour notice is requested. 
 
Si requiere una copia en español de esta publicación o necesita un intérprete durante la reunión, por favor llame a la 
Ciudad al 303.335.4536 o 303.335.4574. 

 
 

City of Louisville 
Community Development       749 Main Street         Louisville CO 80027 

303.335.4592 (phone)     www.LouisvilleCO.gov 

  
Board of Adjustment 

Agenda 
February 18, 2026 

City Hall, 2nd Floor Council Chambers 
749 Main Street 

6:30 PM 
 
Members of the public are welcome to attend and give comments remotely; 
however, the in-person meeting may continue even if technology issues prevent 
remote participation. 
 

 You can call in to + 1 346 248 7799 
Webinar ID # 810 7350 9524, Passcode: 969190 

 You can log in via your computer. Please visit the City’s website here to 
link to the meeting: www.louisvilleco.gov/boa  
 

The Board will take public comments during the meeting. Anyone may also email 
comments to the Board prior to the meeting at Planning@LouisvilleCO.gov. 
 
 
1. Call to Order 
2. Roll Call 
3. Approval of Agenda 
4. Approval of Minutes – None  
5. Public Comments on Items Not on the Agenda 
6. Public Hearing: 

a) 127 W Elm Street – Variance Request (VAR-000586-2026) –A 
variance request of approval to reduce the required 25-foot front yard 
setback to 20.6 feet to accommodate a building addition. 

7. Staff Comments 
8. Board Comments 
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9. Items Tentatively Scheduled for March Meeting (None) 
10. Adjourn 
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ITEM: Case No. VAR-000586-2026

PLANNER: Emily Cline-Gibson, Planner II

APPLICANT: Peter Stewart, Stewart Architecture
1132 Jefferson Ave
Louisville, CO 80027

OWNER: Matthew & Diana Noriot
127 W Elm Street
Louisville, CO 80027

LOCATION: 127 W Elm Street
Lot 24 & Und. 1/4 Int. Outlot A6 Saratoga 

ZONING: Residential Estate (RE)

REQUEST: Approval of a variance to reduce the required 25-foot 
front yard setback to 20.6 feet on the southern-facing 
property line to accommodate a building addition.

VICINITY MAP:            

Board of Adjustment
Staff Report

February 18, 2026
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SUMMARY: 
The applicant, Peter Stewart, is requesting approval of a variance to reduce the required 
minimum front yard setback along W. Elm Street from 25 feet to 20.6 feet to accommodate 
a building addition. The proposed addition is 302 square feet in size, with approximately 24 
square feet encroaching into the setback area. 
 
BACKGROUND:  
The subject property is located in the Saratoga subdivision, which was approved in 
February 1981 and consists of 69 single-family lots grouped in clusters of four, connected 
by a common private driveway outlot (Attachment 2). The Stockade Planned Unit 
Development (PUD) was also approved in February 1981 and established development 
standards for the subdivision, including setbacks and building layouts within each cluster 
(Attachment 3). The following bulk standards apply based on the PUD:  
 

Table 1. Bulk Standards for the Stockade PUD 
Maximum building height 25' 
Minimum front yard setback (public street-facing lots) 25' 
Minimum front yard setback (non-street-facing lots) 10' from private drive court 
Minimum rear yard setback (public street-facing lots) 10' 
Minimum rear yard setback (non-street-facing lots) 15' 
Side yard setback interior to private drive (all lots) 12' 
Exterior side yard setback (all lots) 15' 

 
The Saratoga subdivision is also located in the Residential Estate (R-E) zone district, 
which establishes bulk standards that are not otherwise found in the PUD. The Stockade 
PUD established setback and building height standards, and all other standards for the 
Saratoga subdivision, including lot area, lot width, and lot coverage, is found in Table 2. 
 

Table 2. Bulk Standards for the R-E Zone District 
Minimum lot area 12,000 sq. ft. 
Minimum lot width 100' 
Maximum lot coverage 30% or 1,750 sq. ft., whichever is greater 
Minimum front yard setback 30' 
Minimum side yard setback 10' 
Minimum rear yard setback 25' 
Maximum building height 35' 

 
An administrative variance was approved in 1983 by the Community Development Director 
at the request of McStain Enterprises, the applicant for the PUD. The variance allowed a 
revised home layout on a lot and reduced the western side yard setback from 15 feet to 10 
feet, which was the minimum distance necessary to accommodate the new building 
orientation within all setbacks. The administrative variance included the subject property, 
141 and 177 W Elm Street, and the primary reasoning for the variance request was to 
allow better solar orientation and a more varied appearance of houses along W Elm Street 
(Attachment 4). Although the variance only included three properties, 11 additional homes 
located on W. Elm Street and 28 homes throughout the subdivision are similarly oriented. 
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The subject building was constructed in 1983 and is a single-story ranch style home that is 
approximately 1,008 square feet. An addition exists on the property for which no record of 
an approved building permit was found during the review. As a result of the existing 
structure, the western setback is reduced from 10 feet to 5.5 feet, resulting in a 4.5-foot 
encroachment. The lot is located along W Elm Street and is the southwestern lot within its 
four-lot cluster. 
 

      
PROPOSAL: 
The proposal includes a 302-square-foot, single-story addition to the existing house which 
will be used as a new dining room and laundry area. The proposed addition will be 
approximately 31 x 10 ft. and will be connected to the southern side of the home, facing W 
Elm Street. 
 
The addition is proposed to encroach approximately 4.4 ft. into the 25-foot southern street-
facing setback, requiring a variance. Other development standards for the R-E zone and 
the Saratoga PUD, including all other setbacks, the maximum 25-foot building height, and 
the 25% (or 2,700-square-foot) maximum lot coverage will be met, therefore no additional 
variances are requested. 
 

Figure 1. Building orientation from the PUD (left) and revised orientation from the 1983 variance 
(right) 
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The existing kitchen is located in the southwestern section of the home, and the existing 
living room is located to the southeast. The proposed addition will extend off the shared 
living room and kitchen wall and will include a door to access outside, where an existing 
door is currently located to access an existing deck. The southwestern corner of the 
laundry room and dining room addition will encroach into the setback, resulting in an 
approximate 24-square-foot encroachment (Figure 2). 
 

 
 
 
 

Figure 2. Site plan with proposed addition. 
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Figure 3. Proposed building addition elevations. 
 
 
REVIEW CRITERIA: 
The Board of Adjustment has authority to grant or deny a variance request based on the 
review criteria found in Municipal Code Sections 17.48.110.B.1-6. The following are staff’s 
analysis of the criteria with recommended findings on each. 
 
1. That there are unique physical circumstances or conditions such as irregularity, 

narrowness or shallowness of lot, or exceptional topographical or other physical 
conditions peculiar to the affected property.   

 
Staff find the orientation and placement of the existing home on the lot provides a 
unique physical circumstance for the property. Unlike most properties in the R-E zone 
district, the home was constructed at an angle rather than parallel to the property lines. 
This rotated orientation was not part of the original PUD development plans and was 
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only applied to certain lots in the Saratoga subdivision by administrative variance 
following PUD approval. Out of the 69 total lots in the subdivision, 28 homes share a 
similar orientation, and of the 11 lots directly abutting the north side of W. Elm Street, 
only three other homes are oriented in this manner. This configuration results in a more 
limited buildable area on the lot compared to lots that were developed in conformance 
with the PUD. 
 
Additionally, the clustered layout around a private drive and the differing setbacks 
between rear-facing and street-facing lots are not common within the R-E zone district. 
The subject lot is also approximately 30 feet narrower than the minimum 100-foot lot 
width requirement and 4,679 square feet smaller than the minimum 12,000-square-foot 
lot area requirement in the R-E zone district. Staff find the proposal meets this 
criterion. 
 
2. That the unusual circumstances or conditions do not exist throughout the 

neighborhood or district in which the property is located.  

The rotated building orientation on the subject property is not a condition that exists 
throughout the R-E zone district. Although a limited number of lots in the Saratoga 
subdivision were developed with a rotated building placement following PUD approval, this 
pattern is not typical in other neighborhoods throughout the City that are zoned R-E. The 
Saratoga subdivision includes 28 out of 69 homes that are similarly rotated on their lot, 
which means the majority of the lots were developed with the standard building placement 
found on the PUD. Staff find the proposal meets this criterion. 

 
3. That because of such physical circumstances or conditions, the property cannot 

reasonably be developed in conformity with the provisions of Title 17 of the Louisville 
Municipal Code. 
 

The existing home is oriented at an angle on the lot, which reduces the buildable area 
available within the required setbacks and leaves little room for new single-story additions. 
Staff find that if the home had been constructed parallel to the property lines in accordance 
with the PUD layout, the proposed addition would fit within the required setbacks, with only 
minor architectural features such as steps encroaching, which is permitted under the 
municipal code (see Figure 4). 
 
Although a second-story addition could avoid the need for a setback variance, the existing 
structure is a single-story ranch-style home, and a second-story addition would not fit 
within the existing floor plan layout. The proposed addition represents a reasonable 
improvement to the home’s livability and is located in a manner that minimizes the need for 
extensive interior renovations to the existing floor plan. Staff find the proposal meets 
this criterion.  
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4. That such unnecessary 
hardship has not been created 
by the applicant.   

 

Lot boundaries for the subject 
property were established with 
the Saratoga Subdivision in 1981, 
and the home was constructed in 
July 1983 following approval of an 
administrative variance earlier 
that year. The original building 
layout in the PUD and 
subsequent variance that led to 
the rotated orientation was 
created by the developers and 
not the current property owners. 
Staff find the proposal meets 
this criterion. 
 
5. That the variance, if granted, 

will not alter the essential 
character of the neighborhood 
or district in which the property 
is located, nor substantially or 
permanently impair the 
appropriate use or 
development of adjacent 
property.  

 
Staff find that the existing home is 
smaller than over 70% of homes 
in the subdivision when compared 
to lot size, and the proposed 
addition will be compatible in scale with surrounding homes in the subdivision. The use 
of the property will continue as a single-family dwelling. The requested variance will not 
substantially impair the use or development of adjacent properties, as the addition 
maintains appropriate separation from neighboring structures and the three remaining 
property owners located in the subject 4-cluster have submitted letters of support for the 
proposal (Attachment 1). Staff find the proposal meets this criterion.  
 
 
6. That the variance, if granted, is the minimum variance that will afford relief and is the 

least modification possible of the provisions of Title 17 of the Louisville Municipal 
Code that is in question.  
 

Staff find that the proposed addition represents the least modification necessary to provide 
reasonable relief while maintaining compliance with all other applicable development 

Figure 4. Building orientations. 
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standards. The addition is designed to connect to the existing home in a manner that 
minimizes interior reconfiguration and avoids more extensive alterations. Over 90% of the 
proposed addition is within the required 25-foot setback, with just 24 out of 302 square feet 
encroaching. While shifting the addition further to the rear could reduce the setback 
encroachment, doing so would result in an impractical layout and would require substantial 
changes to the existing floor plan. Staff finds the proposal meets this criterion.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PUBLIC COMMENTS: 
Three public comments of support for the project can be found in Attachment 5.   
 
STAFF RECOMMENDATION: 
Staff finds the proposal meets the applicable variance criteria in Section 17.48.110 of the 
LMC, and therefore, recommend approval of the variance request. 

Figure 5. Floor Plan with proposed addition. 
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BOARD ACTION: 
The Board may approve (with or without condition or modification), deny, or continue the 
application to a future meeting for additional consideration. The Board may also request 
additional information if they feel it is needed for their proper consideration of the variance 
application. In approving an application, the Board must find that all six variance criteria, 
insofar as applicable, have been met. The Board should adopt specific findings for each 
review criterion in support of any motion. 
 
ATTACHMENTS: 

1. Application materials 
2. Saratoga Subdivision Plat 
3. Stockade PUD 
4. Administrative Variance approval 1983 
5. Public Comments 



LAND USE PROCESS (check all that apply) 
 Annexation 
 Concept Plan 
 Easement Vacation 
 Oil and Gas 
 General Development Plan (GDP) 

 Amendment 
 New GDP 

 Planned Unit Development (PUD) 
 Amendment 
 Preliminary 
 New PUD 

 Rezoning 
 Special Review Use (SRU) 

 Amendment 
 New SRU 

 Subdivision  
 Final or Replat 
 Preliminary Plat 

 Temporary Use Permit 
 Variance 
 Vested Property Right 
 Wireless Facility 
 Other: ______________________________ 

 

PROJECT DESCRIPTION:  
 
 

 
 
 

Development Review Application Form 
Please complete this form and include it with the submittal documents for your development review application. 
Applications will not be processed until all required information is provided to the satisfaction of the City of 
Louisville Planning Department.  
Property Information 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Property Owner Information 

 
Application Representative Information 

 
Certification/Signature 
I certify that the information I have submitted is true and correct to the best of my knowledge and in filing the 
application and submittal documents, I am acting as and/or with the knowledge and consent of those persons 
who are owners of the subject property or are parties to this application.  
 
____________________________   ___________________________    ________________________ 
Signature*    Print Name    Date 
*If acting as a representative/agent of the owner, include written authorization from the owner that certifies the agent’s right to 
submit this application 

Common Address(es): ____________________________________________________ 
Legal Description:  
Lot ____________ Block ________ Subdivision __________________________________ 
Lot Area: ___________________ Sq. Ft. or _____________Acres 
 

Name: _______________________________ Entity (if applicable) _______________________ 
Address: _____________________________________________________________________ 
Phone: ______________________________ Email: ______________________________ 

Name: _______________________________ Entity (if applicable) _______________________ 
Address: _____________________________________________________________________ 
Phone: ______________________________ Email: ______________________________ 

 
Community Development Department 

 
749 Main Street   Louisville CO 80027   303.335.4592   www.louisvilleco.gov 

Saratoga- LO

dmbtn@msn.com

Architect

peter@stewartarchitecture.com

Diana Noriot 1/26/2026Diana Noriot

Single story addition and interior remodel of
kitchen, living and dining room.

Requesting a 20'-8" street setback for a 29 SF
corner of the single story addition, where 25' is
required.

127 W Elm St

Lot 24

6,900

Matthew and Diana Noirot

127 W Elm St

Peter Stewart

1132 Jefferson Ave.

303-665-6668













stewart 
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A R C H I T E C T U R E  

 
 
January 26, 2026 
 
 
Planning Staff & Board of Adjustment 
City of Louisville  
749 Main Street  
Louisville, CO 80027  
 
RE:  Variance Request, 127 W Elm St. 
 
 
Planning Staff and Members of the Board of Adjustment,  
 
On behalf of the property owners, Matthew and Diana Noirot, please find the 
attached land use application and associated drawings for this zoning variance 
request. This variance application requests an approximate 20.6-foot street 
setback where 25-feet is required.  
 
The property owners are seeking to enlarge their Living and Dining room by 
extending these rooms 10 feet to the south-east side of their home.  Because the 
house was positioned at an angle to the lot lines it makes a simple rectilinear 
addition within the setbacks difficult. The proposed addition is a simple 
rectangular shape matching the character of the house and the neighborhood. 
This shape is economical and represents a reasonable design approach.  
Because of the angle on the property nearly all of the 302 SF area of the addition 
fits within the established setbacks with only a small corner of 29 SF requiring the 
variance.  
 
 
Responses to the variance criteria: 
 
1. That there are unique physical circumstances or conditions such as 

irregularity, narrowness or shallowness of lot, or exceptional topographical or 
other physical conditions peculiar to the affected property; 
a. The clustered lot design of the Saratoga Stockade PUD is unusual in the 

RE Zone District. 
b. The angled placement of the house at it’s construction in 1983 creates 

irregularity not typical in this zone district. A side yard variance to the PUD 
was granted prior to its construction. 

 
2. That the unusual circumstances or conditions do not exist throughout the 

neighborhood or district in which the property is located; 
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The condition does exist on some neighboring properties but does not exist 
throughout the zone district. 

   
3. That because of such physical circumstances or conditions, the property 

cannot reasonably be developed in conformity with the provisions of this title; 
We believe the request is reasonable as a majority of the proposed addition is 
in conformity with the code – with only a very small corner requiring the 
variance.  
   

4. That such unnecessary hardship has not been created by the applicant; 
The condition was created by the homes and neighborhood developer, 
McStain Homes, at its construction in 1983 – not by the applicant.   
   

5. That the variance, if granted, will not alter the essential character of the 
neighborhood or district in which the property is located, nor substantially or 
permanently impair the appropriate use or development of adjacent property; 
This variance does not cause a perceptible interruption of the side street 
setbacks of structures along Elm Street. The adjacent properties development 
potential is completely unaffected.   

   
6. That the variance, if granted, is the minimum variance that will afford relief 

and is the least modification possible of the provisions on this title which are 
in question. 
This variance will afford relief for a small corner of the proposed addition. The 
variance request is for only 29 SF of the footprint that falls within the 25-foot 
street setback. 
 
 

Thank you for your consideration of this request.  Planning staff, contact me if 
you have any questions or require any additional information. 
 
Sincerely, 
 

 
 
Peter Stewart, Project Representative 
 
 
 cc: Matthew and Diana Noirot 





















Sanjay Nadkarni
Deborah Nadkarni-Simmons
123 West Elm Street
Louisville, CO 80027
January 23, 2026

To Whom It May Concern:

Re: Construction/Remodeling at 127 West Elm Street

We are writing to express our views regarding the proposed remodel of the Noirots' home. Matt
and Diana Noirot have shared their plans to expand their ranch house on the south side.

We have no objections to this project, as it does not affect our sight lines. We are excited about
the improvements they plan to make.

Sincerely,

Sanjay Nadkarni and Deborah Nadkarni-Simmons

Sincerely,

Sanjay Nadkarni and Debora Nadkarni Simmons
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