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4/9/24 
 
City of Minnetonka 
Planning & Zoning 

 
RE:  10297 Yellow Circle Drive, Minnetonka, MN 

 
Dear Planning & Zoning Commission, 

 
Thank you for taking the time to review this application related to our Conditional Use 

Permit for a daycare/childcare use for the property located at 10297 Yellow Circle Drive, 
Minnetonka, MN. As a developer for the daycare operator Guidepost Montessori, we believe 
this site is a great use for daycare and believe our plan works well within the site. As the City 
of Minnetonka continues to grow and the major employers nearby do as well, we believe 
that the city and its constituents would benefit from a high-quality daycare facility nearby a 
main thoroughfare. Guidepost would be signing a 20-year lease assuming we get approval, 
showing their commitment to Minnetonka and being a good long-term neighbor.  

The site under contract is currently an existing 11,329SF building which we plan to 
renovate. The building elevations would remain the same aside from signage being added, 
height (two stories), and lot coverage (~5,686 SF vs a site area of 56,366SF). While there 
would be traffic with the parents picking up and dropping off, this traffic would be occurring 
during peak pick up and drop off time periods in the morning and afternoon and would not 
interfere with the daytime or evening hours. Furthermore, the location would be closed on 
the weekends, except for an occasional special event, again further lessening the impact on 
the surrounding neighbors. Therefore, I would ask that the Plan Commission consider 
approving the action requested. 

With 42 parking spaces on site, this is more than enough to handle the pick-up and 
drop off periods, which are typically from 7-9 am in the morning and from 3-6 in the evening.  

 
Some useful statistics and metrics about the proposed development are as follows: 
 
Site Size – 56,366 SF 
Building Size – 11,329 SF 
Daycare Operator – Guidepost Montessori 
Parking Spaces – 42 
Number of Employees – Only 18 on site at one time 
Number of Students – 160 
Kids per class – Approx 10-20 depending on age (10 per toddler, and 20 per 3-6 child) 
Hours of Operation – 7-6 
% of students that are half-day vs. full-day – 100% full time  



 
I look forward to having a conversation about the development in the near future and 

addressing any concerns the Commission may have about the project at that time. 
 
Sincerely, 

 
Ben Udell 
  

 
  
227 W Monroe | Suite 5200 | Chicago, IL, 60606 
D: (312) 625-1382 C: (847) 345-2827 
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BUILDING INFORMATION

STRUCTURAL FRAME: 0-HRS
ROOF: 0-HR SUPPORTING ROOF ONLY BEARING WALLS
BEARING WALLS

EXTERIOR 0-HRS
INTERIOR

NON-BEARING WALLS: 0 HRS
EXTERIOR: 0 HRS
INTERIOR 0 HRS 

ROOF CONSTRUCTION: 0 HRS

COORIDOR (1020.1): 0 HRS

SUMMARY OF WORK:  
1. SITE WORK - PLAYGROUND, PARKING LOT, ETC - SEE CIVIL
2. DEMO EXISTING INTERIOR OFFICE PARTITIONS, BATHROOMS, ETC.
3. EXTERIOR WALLS TO REMAIN AS IS
4. NEW CLASSROOMS, RESTROOMS, AND STAFF SPACES
5. NEW INTERIOR FINISHES
6. NEW/REVISED HVAC, NEW DISTRIBUTION
7. NEW BATHROOM, PLUMBING FIXTURES, STORAGE ROOM
8. NEW LIGHTING AND RECEPTACLE LOCATIONS, NEW ELEC SERVICE & DISTRIBUTION
9. NEW DATA WIRING

DESIGN LOADS: SEE STRUCTURAL DRAWING

ZONING CLASSIFICATION: I-1 (INDUSTRIAL DISTRICT)
CONDITIONAL USE AS DAYCARE
LIMITED HEIGHT 35'

*trash enclosures or accessory buildings not to exceed 600 square feet in size shall be located behind the front 
building line of the principal building.

PROPOSED OCCUPANCY: FIRST FLOOR: I-4 (DAYCARE) 
SECOND FLOOR:  E (EDUCTION)

TYPE OF CONSTRUCTION: 2B, UNPROTECTED
FIRE PROTECTION: SPRINKLERED

S.F. ANALYSIS: (APPROXIMATIONS +/ 20 s.f.)
1. FIRST FLOOR: 5,440  SF (INTERIOR REMODEL ONLY)
2. SECOND FLOOR: 5,440  SF (INTERIOR REMODEL ONLY)
    TOTAL AREA: 10,880  SF             

ALLOWABLE AREA: 52,000 SF PER FLOOR (I-4), 
ALLOWABLE HEIGHT: 3 STORIES; 75’ MAX HEIGHT

NOTE: INTERIOR CONSTRUCTION ONLY, NO CHANGE IN AREA

**ALL CODES MAY BE SUBJUECT TO MUNICIPAL AMENDMENTS

GENERAL BUILDING INFORMATION

APPLICABLE CODES

MEANS OF EGRESS (CH. 10) 

FIRE RESISTANCE RATING REQUIREMENTS (TABLE 601)

ADA REQUIREMENTS

DESIGN LOADS

FIRE RESISTANCE OF THE EXTERIOR WALL AND OPENINGS
PER TABLE 602 AND 705.8:
0 HR 

0 HR

NO LIMIT

IF STRUCTURE IS OVER 30 FT AWAY FROM THE FACE OF THE 
BUILDING

IF DISTANCE FROM FAÇADE TO ADJACENT PROPERTY LINE IS 
BETWEEN 10' AND 30'

IF THE BUILDING IS GREATER THAN 20' - 25' AWAY  

FLAME SPREAD PER CHAPTER 8 (TABLE 803.13):
ALL NEW INTERIOR FINISHES SHALL COMPLY WITH CHAPTER 8 IBC:

EXIT ENCLS. CORRIDORS ROOMS & ENC. SPACES
GROUP I-4: B B B
GROUP E: B C C

ASTM E84 / FLAME SPREAD (FS) AND SMOKE DEVELOPMENT (SD)  INDEX:
CLASS FLAME SPREAD SMOKE DEVELOPED

     A   FRS: 0-25   0-450
     B     FOS: 26-75   0-450
     C     FOS: 76-200   0-450

SEE SHEET G1-2

PLUMBING CODE REQUIREMENTS

2020 MINNESOTA BUILDING CODE (2018 IBC)
2020 MINNESOTA ENERGY CODE (2018 IECC)
2020 MINNESOTA ACCESSIBILITY CODE (2018 IBC CH. 11 & AMENDED TEXT OF ANSI A-117.1 2009)
2020 MINNESOTA MECHANICAL & FUEL GAS CODE (2018 IMC & IFGC)
2020 MINNESOTA PLUMBING CODE
2020 MINNESOTA CONSERVATION CODE FOR EXIST. BUILDINGS (2018 IEBC)
2020 MINNESOTA FIRE CODE (2018 IFC)
2020 MINNESOTA ELEVATOR & RELATED DEVICES CODE

MINNESOTA ELECTRICAL CODE (2020 NEC)

TYPICAL EGRESS WIDTHS, SPRINKLED BUILDING (1005.3): 
STAIRWAYS: .3" PER OCCUPANT
OTHER AREAS: .2" PER OCCUPANT

TRAVEL DISTANCE (1017.2):
GROUP I-4 200' W/ SPRINKLER
GROUP E 250' W/ SPRINKLER

DEAD END LIMIT (1020.4):      20' (GROUP I-4); 50' (GROUP E W/ SPRINKLER)
NUMBER OF EXITS REQUIRED (1006.3.2):      2 PER FLOOR
CORRIDOR WIDTH (1020.2):      44" MINIMUM (GROUP I-4);  72" (GROUP E SERVING>100)
CLEAR EXIT WIDTH (1022.2):      32" (36" NOMINAL)
STAIR WIDTH (1011.2):      44" MINIMUM / 36" MIN. IF SERVING <50
LANDING WIDTH (1011.6):      44" MINIMUM / 36" MIN. IF SERVING <50
STAIR HANDRAIL HEIGHT (1014.2):      34" - 38"
STAIR GUARDRAIL HEIGHT (1015.3):      42" MIN.
PANIC HARDWARE (1010.1.10):      50 OR MORE
DOOR SERVING OCCUPANT LOADS (1006.2.1):      2 FOR OCCUPANCY W/ 50 OR MORE
MINIMUM WIDTH AT DOORS:      32" MIN.

FIRSR FLOOR - GROUP I-4  CHILD DAYCARE: 
TOTAL OCCUPANTS = 72  (50 STUDENTS + 16 STAFFS)

WATER CLOSET (1 PER 15):
LAVATORY (1 PER 15):
BATH/SHOWER:
DRINKING FOUNTAIN (1 PER 100):
OTHER (1 SERVICE SINK):

REQUIRED
5
5
1
1
1

PROVIDED
9
6
-

2 (SHARED)
1 (SHARED)

SECOND FLOOR - GROUP E  EDUCATIONNAL: 
TOTAL OCCUPANTS = 126  (110 STUDENTS + 16 STAFFS)

WATER CLOSET (1 PER 50):
LAVATORY (1 PER 50):
DRINKING FOUNTAIN (1 PER 100):
OTHER (1 SERVICE SINK):

REQUIRED
2
2
2
1

PROVIDED
8
4

2 (SHARED)
1 (SHARED)

INSULATION ENTIRELY ABOVE ROOF

METAL FRAMED

JOIST/FRAMING

MASS (e)

SWINGING DOOR (C402.1.4)

R-30 ci (continuous 
insulation)

R-13+R-7.5ci

R-30

R-10 FOR 24" BELOW

U-0.37

FIXED FENESTRATION: U-0.36, SHGC- 0.40

IECC 2018 TABLE C301.1, C402.1.3 AND C402.4, R402.1 

ENERGY CODE REQUIREMENTS

CLIMATE ZONE (C301.1): 6A (Hennepin County) COMMERCIAL

WOOD FRAMED AND OTHER
R-13+R-7.5ci OR 
R-20+R-3.8ci

BELOW-GRADE WALL (d) R-7.5ci

OPERABLE FENESTRATION: U-0.43, SHGC- 0.40

ENTRANCE DOORS: U-0.77, SHGC- 0.40

SKYLIGHTS: U-0.50, SHGC- 0.40

ATTIC AND OTHER R-49

ROOFS

WALLS
ABOVE GRADE

FLOORS

OPAQUE DOORS

FENESTRATION 
(C402.4-
SHGC- SEE 
CHART FOR 
ORIENTATION)

MASS (g) R-13.3ci

METAL BUILDINGS (b)
R-25 + R-11 LS 
(Liner System)

METAL BUILDING R-13+R-13ci

WALLS
BELOW GRADE

SLAB-ON-GRADE 
FLOORS

UNHEATED SLABS

HEATED SLABS (h)

R-12.5ci

R-15 FOR 36" BELOW + 
R-5 FULL SLAB

NON-SWINGING R-4.75

GARAGE DOOR (<14% GLAZING) U-0.31

(b) Where using R-value compliance method, a thermal spacer block shall be provided, 
otherwise use the U-factor compliance method in Table C402.1.4
(d) Where heated slabs are below grade, below-grade walls shall comply with exterior insulation 
requirements for heated slabs.
(e) "Mass floors" shall be in accordance with Section C402.2.3
(g) "Mass walls" shall be in accordance with Section C402.2.2. 
(h) The first value is for perimeter insulation and the second value is for slab insulation. 
Perimeter insulation is not required to extend below the bottom of the slab.
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OCCUPANT LOAD (IBC SECTION 1004)

ROOM NAME FACTOR AREA OCCUPANT LOAD

FIRST FLOOR

GMA 35 501 SF 15

GMA STO 300 17 SF 1

HOS OFFICE 150 106 SF 2

KITCHENETTE 200 103 SF 2

LAUNDRY 300 20 SF 1

MACH. RM. 300 17 SF 1

MECH. / JAN. 300 89 SF 1

NIDO (8) 35 544 SF 17

RECEPTION 150 188 SF 2

STAFF BREAK 15 159 SF 12

STAFF PREP 150 41 SF 1

STOR. 300 26 SF 1

TD (14) 35 673 SF 20

TD (14) 35 673 SF 20

TD (14) 35 675 SF 20

SECOND FLOOR

CH (30) 35 1,145 SF 34

CH (30) 35 1,141 SF 34

CH (30) 35 1,165 SF 34

TOTAL OCCUPANT LOAD 218

No. Date Description

1" = 10'-0"
2

SECOND FLOOR EGRESS PLAN

OCCUPANCY STUDY - HIGHER GROUND EDUCATION STANDARD

NAME NO.

IBC-
OCCUPANT

LOAD
FACTOR

ACTUAL
IBC-

ALLOWABLE
OCCUPANT

LOAD

IBC-
REQUIRED
AREA FOR
ACTUAL

STUDENT#

HG- REQ'D
LOAD

SF/STUDENT
HG- REQ'D

AREA
HG- CLASSROOM

DESCRIPTION

AGE
ABOVE

2.5AREA
# STUDENTS

(ENROLLMENT)

CH (20) 201 Not Placed

NIDO (8) 113 35 544 SF 8 15.5 280 SF 68 544 SF 8 INFANTS (2 WK. - 24 MO.)

TD (14) 108 35 673 SF 14 19.2 490 SF 48 672 SF 14 TODDLERS (24-36 MO.)

TD (14) 121 35 673 SF 14 19.2 490 SF 48 672 SF 14 TODDLERS (24-36 MO.)

TD (14) 103 35 675 SF 14 19.3 490 SF 48 672 SF 14 TODDLERS (24-36 MO.)

CH (20) 201 35 804 SF 20 23.0 700 SF 38 760 SF 20 CHILDREN (3-6 YRS.)

CH (30) 203 35 1,145 SF 30 32.7 1,050 SF 38 1,140 SF 30 CHILDREN (3-6 YRS.) Yes

CH (30) 205 35 1,141 SF 30 32.6 1,050 SF 38 1,140 SF 20 CHILDREN (3-6 YRS.) Yes

CH (30) 209 35 1,165 SF 30 33.3 1,050 SF 38 1,140 SF 30 CHILDREN (3-6 YRS.) Yes

TOTAL 6,821 SF 160

800 SF
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NEW WALL

EXISTING WALL TO REMAIN

DEMO WALL 

RATED WALL

INSULATED WALL

CMU WALL

CONCRETE WALL

1. THE GENERAL CONTRACTOR SHALL VISUALLY INSPECT ALL EXISTING CONDITIONS AND 
SHALL COORDINATE ANY OUTSTANDING DEMO ISSUES WITH THE ARCHITECT PRIOR TO 
BEGINNING WORK.  ALL BASE BUILDING FRAMES, WINDOW SILLS, AND CORE PARTITIONS TO 
BE FREE FROM MASTIC OR OTHER BUILDING RESIDUE AND READY TO RECEIVE FINISH.

2. PROVIDE PROTECTION OF ALL EXISTING FINISHES TO REMAIN.
3. MAINTAIN AND PROTECT EXISTING UTILITIES TO REMAIN IN SERVICE BEFORE PROCEEDING 

WITH DEMOLITION, PROVIDING BYPASS CONNECTIONS TO OTHER PARTS OF THE BUILDING.
4. LOCATE, IDENTIFY, SHUT OFF, DISCONNECT, AND CAP OFF UTILITY SERVICES TO BE 

DEMOLISHED.
5. CONDUCT DEMOLITION OPERATIONS AND REMOVE DEBRIS TO PREVENT INJURY TO PEOPLE 

AND DAMAGE TO ADJACENT BUILDINGS AND SITE IMPROVEMENTS.
6. PROVIDE AND MAINTAIN SHORING, BRACING, OR STRUCTURAL SUPPORT TO PRESERVE 

BUILDING STABILITY AND PREVENT MOVEMENT, SETTLEMENT, OR COLLAPSE.
7. PROTECT BUILDING STRUCTURE AND INTERIOR FROM WEATHER AND WATER LEAKAGE AND 

DAMAGE.
8. PROTECT WALLS, CEILINGS, FLOORS, AND EXPOSED FINISHES THAT ARE TO REMAIN.  ERECT 

AND MAINTAIN DUSTPROOF PARTITIONS BETWEEN AREA OF WORK AND NON-WORK AREAS 
INCLUDING DUCTS & AREA ABOVE CEILING. COVER AND PROTECT FIXTURES, FURNISHINGS, 
AND EQUIPMENT THAT ARE TO REMAIN.

9. NEATLY CUT OPENINGS AND HOLES PLUMB, SQUARE, AND TRUE TO DIMENSIONS REQUIRED.  
USE CUTTING METHODS LEAST LIKELY TO DAMAGE CONSTRUCTION TO REMAIN OR 
ADJOINING CONSTRUCTION.

10. PROMPTLY PATCH AND REPAIR HOLES AND DAMAGED SURFACES OF BUILDING CAUSED BY 
DEMOLITION.  RESTORE EXPOSED FINISHES OF PATCHED AREAS AND EXTEND FINISH 
RESTORATION INTO REMAINING ADJOINING CONSTRUCTION.

11. PROMPTLY REMOVE DEMOLISHED MATERIALS FROM OWNER'S PROPERTY AND LEGALLY 
DISPOSE OF THEM. DO NOT BURN DEMOLISHED MATERIALS.

12. TO THE BEST OF THE OWNER’S AND ARCHITECT’S KNOWLEDGE, THERE ARE NO HAZARDOUS 
MATERIALS PRESENT IN THE EXISTING AREA OF WORK. IF MATERIAL IS FOUND WHICH MAY 
BE SUSPECTED TO BE HAZARDOUS, CONTRACTOR SHALL NOTIFY ARCHITECT AND BUILDING 
OWNER IMMEDIATELY. IF IT IS DETERMINED TO BE HAZARDOUS, THE MATERIAL SHALL BE 
FULLY ABATED ACCORDING TO APPLICABLE LAWS.

13. PROVIDE DUMPSTER FOR DEBRIS REMOVAL.  COORDINATE LOCATION WITH BUILDING 
OWNER.  REMOVE DEMOLITION MATERIALS EACH DAY AND VACUUM PUBLIC/COMMON AREAS 
BEFORE LEAVING SITE.

DEMOLITION GENERAL NOTES
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1/8" = 1'-0"
1

FIRST FLOOR DEMOLITION PLAN

01 - Keynotes - DEMO PLAN

NOTE DESCRIPTION Schedule Type

1 DEMO WALL AS SHOWN DEMO

2 DEMO DOOR OR OPENING AS SHOWN DEMO

3 DEMO CABINETS, COUNTERS, PARTITIONS, & PLUMBING AS SHOWN DEMO

4 DEMO PORTION OF WALL FOR NEW DOOR OR OPENING DEMO

5 DEMO WALKWAY AREA AS SHOWN DEMO

6 DEMO EXIST. CONDENSER DEMO

7 EXIST. GENERATOR TO REMAIN DEMO

8 <varies> DEMO

9 DEMO EXIST. FURNACES AS SHOWN DEMO

10 DEMO EXIST. WATER HEATER DEMO

11 DEMO EXIST. WATER SERVICE DEMO

No. Date Description

1/8" = 1'-0"
2

EXIST. SECOND FLOOR PLAN
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SD 2-23-24 (NFC)

A1-1

24-002

OS / YL

EP

OF  32

02/19/24

No. Date Description

01 -  CLASSROOM OCCUPANCY1

NAME NO.

OCCUPANT
LOAD

FACTOR

ACTUAL

ALLOWABLE
OCCUPANT

REQUIRED
AREA

HG MIN
SF

HG
REQ'D
AREA Comments LevelAREA

# STUDENTS
(ENROLLMENT)

TD (14) 103 35 675 SF 14 19.3 490 SF 48 672 SF 14 TODDLERS (24-36 MO.) FIRST FLOOR

TD (14) 108 35 674 SF 14 19.3 490 SF 48 672 SF 14 TODDLERS (24-36 MO.) FIRST FLOOR

NIDO (8) 113 35 544 SF 8 15.5 280 SF 68 544 SF 8 INFANTS (2 WK. - 24 MO.) FIRST FLOOR

TD (14) 121 35 674 SF 14 19.2 490 SF 48 672 SF 14 TODDLERS (24-36 MO.) FIRST FLOOR

CH (20) 201 35 804 SF 20 23.0 700 SF 38 760 SF 20 CHILDREN (3-6 YRS.) SECOND FLOOR

CH (30) 203 35 1,145 SF 30 32.7 1,050 SF 38 1,140 SF 30 CHILDREN (3-6 YRS.) SECOND FLOOR

CH (30) 205 35 1,141 SF 30 32.6 1,050 SF 38 1,140 SF 20 CHILDREN (3-6 YRS.) SECOND FLOOR

CH (30) 209 35 1,165 SF 30 33.3 1,050 SF 38 1,140 SF 30 CHILDREN (3-6 YRS.) SECOND FLOOR

TOTAL 6,822 SF 160

LEVEL AREA

LEVEL 1

LEVEL 2

5,686 SF

5,643 SF

TOTAL: 11,329 SF
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SD 2-23-24 (NFC)

A1-2

24-002

OS / YL

EP

OF  33

02/19/24

3/16" = 1'-0"
1

SECOND FLOOR PLAN

No. Date Description

01 -  CLASSROOM OCCUPANCY1

NAME NO.

OCCUPANT
LOAD

FACTOR

ACTUAL

ALLOWABLE
OCCUPANT

REQUIRED
AREA

HG MIN
SF

HG
REQ'D
AREA Comments LevelAREA

# STUDENTS
(ENROLLMENT)

TD (14) 103 35 675 SF 14 19.3 490 SF 48 672 SF 14 TODDLERS (24-36 MO.) FIRST FLOOR

TD (14) 108 35 674 SF 14 19.3 490 SF 48 672 SF 14 TODDLERS (24-36 MO.) FIRST FLOOR

NIDO (8) 113 35 544 SF 8 15.5 280 SF 68 544 SF 8 INFANTS (2 WK. - 24 MO.) FIRST FLOOR

TD (14) 121 35 674 SF 14 19.2 490 SF 48 672 SF 14 TODDLERS (24-36 MO.) FIRST FLOOR

CH (20) 201 35 804 SF 20 23.0 700 SF 38 760 SF 20 CHILDREN (3-6 YRS.) SECOND FLOOR

CH (30) 203 35 1,145 SF 30 32.7 1,050 SF 38 1,140 SF 30 CHILDREN (3-6 YRS.) SECOND FLOOR

CH (30) 205 35 1,141 SF 30 32.6 1,050 SF 38 1,140 SF 20 CHILDREN (3-6 YRS.) SECOND FLOOR

CH (30) 209 35 1,165 SF 30 33.3 1,050 SF 38 1,140 SF 30 CHILDREN (3-6 YRS.) SECOND FLOOR

TOTAL 6,822 SF 160

LEVEL AREA

LEVEL 1

LEVEL 2

5,686 SF

5,643 SF

TOTAL: 11,329 SF
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CONSULTANTS, INC.
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CHILDREN'S HOUSE
PLAYGROUND

@2 SHIFTS
4,500 SQ.FT.± REQUIRED
6,120 SQ.FT.± PROVIDED
(INCLUDING SIDEWALKS)
SHIFT 1: 60 CH STUDENTS
SHIFT 2: 50 CH STUDENTS

NIDO PLAYGROUND
@ 2 SHIFTS

600 SQ.FT.± REQUIRED
1,200 SQ.FT.± PROVIDED
(INCLUDING SIDEWALKS)

TODDLER PLAYGROUND
@ 2 SHIFTS

2,100 SQ.FT.± REQUIRED
2,315 SQ.FT.± PROVIDED
(INCLUDING SIDEWALKS)
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