














 
 

 

MEMORANDUM 

 

DATE: February 3, 2021 

TO:  Franklin Planning Board 

FROM: Department of Planning and Community Development 

RE: 515 West Central St 

Site Plan Modification 

______________________________________________________________________________ 

The DPCD has reviewed the above referenced Site Plan Modification application for the 

Monday, February 8, 2021 Planning Board meeting and offers the following commentary: 

General: 

1. The site is located at 515 West Central St in the Commercial II Zoning District (Assessors 

Map 270 Lot 29.2). 

2. The applicant is proposing to construct a two-story 5,250 sq/ft of daycare facility to include 

parking spaces, with drainage and landscaping. 

3. The Applicant has filed with the Conservation Commission. 

4. Applicant has not requested any waivers. 

 

DPCD Comments: 

1. Applicant has submitted the following documents for the meeting: 

 Certificate of Vote – Subdivision Approval dated September 25, 2013 

 Private Road Covenant 

 Traffic Study 

2. The Planning Board discussed at the last meeting about paving the cul-de-sac.  The Board 

should determine if they will require this or not. 
 

F R A N K L I N  P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  
355 EAST CENTRAL STREET 
FRANKLIN, MA  02038-1352 
TELEPHONE: 508-520-4907 

FAX: 508-520-4906 
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February 1, 2021 
 
Planning Board 
Town of Franklin City Hall 
355 East Central Street 
Franklin, MA 02038 
 
 
RE: Traffic & Parking Assessment Report 
 Site Plan Modification of 505 West Central Street, Lot 3 
 Proposed “The Learning Experience” Childcare Center 
 515 West Central Street 
 Parcel # 270-029-002-000 
 Town of Franklin, Norfolk County, Massachusetts 

SE&D BOS-210006  
 
Dear Board Members: 
 

Stonefield Engineering and Design, LLC (“Stonefield”) has prepared this analysis to examine the potential 
traffic and parking impacts of the proposed “The Learning Experience” childcare center on the adjacent roadway 
network.  The subject property is located at 515 West Central Street in the Town of Franklin, Norfolk County, 
Massachusetts.  The subject property is designated as parcel number 270-029-002-000 on the Massachusetts 
Interactive Property Map. The existing site is vacant and access is presently provided via one (1) full-movement 
driveway along a 40-foot wide private roadway connecting with West Central Street. Under the proposed 
development program, a two (2)-story 10,400-square-foot childcare center with a 3,790-square-foot outdoor 
playground would be constructed on the subject property.  Access is proposed to remain as-is. 

Existing Conditions 

The subject property is located at 515 West Central Street in the Town of Franklin, Norfolk County, 
Massachusetts.  The subject property is designated as parcel number 270-029-002-000 on the Massachusetts 
Interactive Property Map.  Land uses in the area are a mix of commercial and residential uses. 

The 40-foot-wide private roadway along the site frontage is a private roadway with a general north-south 
orientation and is under the jurisdiction of the Property Owners Trust.  Along the site frontage, the roadway 
provides one (1) lane of travel in each direction and does not have a posted speed limit.  Curb and sidewalk are 
provided along the easterly side of the roadway, shoulders are not provided, and on-street parking is not 
permitted.  This private roadway provides access to West Central Street for the subject lot and the two (2) 
adjacent lots occupied by Wendy’s restaurant and Midas auto-repair shop. 

West Central Street (State Route 140) is classified as a Principal Arterial roadway with a general east-
west orientation and is under the jurisdiction of MDOT.  Proximate to the site, the roadway provides two (2) 
lanes of travel in each direction and has a posted speed limit of 40 mph.  Curb and sidewalk are provided along 
both sides of the roadway, narrow shoulders are provided along both sides of the roadway, and on-street parking 
is not permitted.  West Central Street provides east-west mobility within the Town of Franklin and neighboring 
municipalities and provides access to Interstate 495 to the west for a mix of commercial and residential uses 
along its length. 
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Trip Generation 

Trip generation projections for the proposed childcare center were prepared utilizing the ITE Trip 
Generation Manual, 10th Edition.  Trip generation rates associated with Land Use 565 “Day Care Center” were 
cited for the proposed 10,400-square-foot day care center.  It is noted that the sizes of childcare study sites 
included within ITE’s Trip Generation Manual, 10th Edition, range from 940 square feet to 17,000 square feet and 
the average study site size is 5,000 square feet.  Larger childcare centers, such as the one proposed, typically have 
longer student drop-off and pick-up windows which results in a greater portion of trips occurring outside of the 
weekday morning and weekday evening peak hours as compared to smaller childcare centers with shorter student 
drop-off and pick-up windows.  To provide a more accurate estimation of the traffic generated by the proposed 
10,400-square-foot childcare center, the ITE dataset was filtered to only include childcare centers similar in size 
to the proposed development.  Specifically, trip generation rates for the proposed childcare center were based 
on ITE study sites with gross floor area larger than 7,500 square feet.  The non-filtered and filtered ITE data sets 
for Land Use 565 “Day Care Center” are appended.  Table 1 provides the weekday morning and weekday 
evening peak-hour trip generation volumes associated with the proposed development. 

TABLE 1 – PROPOSED TRIP GENERATION 

Land Use 

Weekday Morning 
Peak Hour 

Weekday Evening 
Peak Hour 

Enter Exit Total Enter Exit Total 
10,400 SF Day Care Center 
ITE Land Use 565 40 35 75 32 36 68 

 
The proposed development is expected to generate 75 new trips during the weekday morning peak hour 

and 68 new trips during the weekday evening peak hour.  Based on Transportation Impact Analysis for Site 
Development published by ITE, a trip increase of less than 100 vehicle trips would likely not change the level of 
service of the adjacent roadway system or appreciably increase the volume-to-capacity ratio of an intersection 
approach.  As such, the proposed development is not anticipated to significantly impact the operations of the 
adjacent roadway network. 

Site Circulation/Parking Supply 

A review was conducted of the proposed “The Learning Experience” childcare center using the Site Plan 
prepared by Guerriere & Halnon, Inc, dated October 21, 2020 and last revised December 22, 2020.  In completing 
this review, particular attention was focused on the site access, circulation, and parking supply. 

Under the proposed development program, a 10,400-square-foot daycare building would be constructed 
on the easterly portion of the vacant subject property.  A 3,790-square-foot outdoor playground fenced area 
would be provided along the westerly side of the building.  A 30-space surface parking lot would be provided 
along the southerly side of the property.  To the north of the parking lot, a 10-foot concrete sidewalk is proposed 
to facilitate pedestrian access to the main entrance for drop-off/pickup operations.  To the south of the parking 
lot, a five (5)-foot concrete sidewalk would be provided to facilitate pedestrian circulation to the adjacent 
properties.  A pedestrian walkway would be provided within the surface parking lot to enhance pedestrian 
circulation.  The proposed site would be accessed via (1) full-movement driveway along the fronting private road.  
The driveway would be located at the existing curb-cut with minor widening and the addition of a crosswalk.  
Vehicular circulation on-site would be facilitated via one (1) 24-foot-wide two-way drive aisle proximate to the 
surface parking lot, and one (1) 20-foot-wide one-way drive aisle that wraps along the rear of the daycare before 
connecting with the surface parking lot and the adjacent Wendy’s property to the south via a cross-access 
easement.  The one-way drive aisle would be signed and intended for truck access only, as there would be a trash 
enclosure provided along the drive aisle at the northeasterly corner of the property. 
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The proposed 10,400-square-foot daycare center would be occupied by “The Learning Experience” and 

would have a licensed capacity of 143 children, 23 teachers, and two (2) administrative staff.  Based on operational 
information provided by The Learning Experience (TLE) as well as field studies conducted by our office at multiple 
TLE locations within the states of Massachusetts and New Jersey, an understanding of drop-off/pickup operations 
and typical parking demand was achieved and is summarized herein. 

Drop-off/pickup operations would generally occur from 6:30 a.m. to 9:30 a.m. and from 4:00 p.m. to 6:00 
p.m., respectively, and would require parents to park their vehicles in a designated parking space and walk their 
child to and from the building.  One drop-off operation typically takes five (5) minutes and one pickup operation 
typically takes eight (8) minutes.  For the proposed site, drop-off/pickup operations would occur within the 
proposed 30-space parking lot. 

It is important to note that a typical TLE childcare center has an average of 80% student enrollment of 
the maximum capacity, approximately 20% of students with at least one (1) sibling that arrives/departs via the 
same vehicle, and approximately 10% of students that are absent on any given day due to illness or other reasons.  
As such, the number of trips accessing the site on daily basis is significantly less than the student capacity.  Further, 
approximately 25% of students and 30% of employee are part-time and would be present on-site for limited 
hours.  As such, parent and employee arrival/departure typically occur over a range of periods, as opposed to 
schools where arrival and dismissal occur at specific times.  Based on field observations conducted by our office, 
the maximum number of drop-off/pickup operations occurring simultaneously is eight (8) vehicles. 

Regarding the parking requirements for the proposed development, the Town of Franklin Zoning 
Ordinance does not have a specific requirement for childcare centers.  The site would provide 30 total parking 
spaces, inclusive of two (2) ADA-accessible parking stalls.  The proposed spaces would be nine (9) feet wide by 
19 feet deep in accordance with Franklin Ordinance and industry standards. 

The proposed parking supply was evaluated with respect to data published within the ITE’s Parking 
Generation, 5th Edition, for Land Use 565 “Day Care Center.” Specifically, parking generation rates for General 
Urban/Suburban locations were utilized.  The average parking demand rate during the peak weekday period for 
Land Use 565 “Day Care Center” is 2.45 vehicles per 1,000 square feet of gross floor area.  For the proposed 
10,400-square-foot daycare center, this equates to 25 parking spaces.  As such, the proposed parking supply of 
30 spaces would be sufficient to support the parking demand of the site. 

Stonefield Engineering and Design, LLC (“Stonefield”) has conducted parking utilization counts during the 
typical weekday morning and weekday evening time periods to identify the maximum parking demand at two (2) 
different TLE locations in Massachusetts.  Counts were conducted in three (3)-minute and six (6)-minute intervals 
for the weekday morning (drop-off) time period and the weekday evening (pickup) time period, respectively. 
Based on a review of the count data, the maximum parking demand at each location studied was either 25 or 26 
vehicles.  Table 2 provides a summary of the maximum parking demand for each of the TLE locations observed. 

TABLE 2 – MAXIMUM OBSERVED PARKING DEMAND 

TLE Center 
Date of 
Count 

Licensed 
Capacity 

Enrollment on 
Count Day 

% 
Enrolled 

Maximum 
Parking Demand 

TLE Littleton, MA 1/28/2021 148 82 55% 18 
TLE South Easton, MA 2/27/2020 148 125 84% 22 

Average 148 104 70% 20 

As shown in Table 2, the existing TLE childcare centers with comparable licensed capacities had a 
maximum parking demand of 22 vehicles.  It should be noted that a portion of employees would be expected to 
carpool, walk, or use a taxicab service such as Uber or Lyft to access the site.  Based on information provided by 
the Applicant, a maximum of 22 employees would be present on-site during typical operations, which leaves eight 
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(8) parking spaces for drop-off/pickup operations.  Using the typical 5-minute drop-off and 8-minute pickup times, 
this equates to a capacity of approximately 96 drop-off and/or 60 pickup operations in a single hour.  It is 
important to note that the peak employee parking demand and the peak parent parking demand typically occur 
at different times of the day.  As such, the above drop-off/pickup capacity is conservative and represents a worst-
case scenario.  Based on the observed peak parking demand at existing TLE locations, the proposed 30-space 
parking supply would be sufficient to support this project’s parking demand. 

 
Conclusions 

This report was prepared to examine the potential traffic and parking impacts of the proposed childcare 
center.  The analysis findings, which have been based on industry standard guidelines, indicate that the proposed 
development would not have a significant impact on the traffic operations of the adjacent roadway network.  The 
site driveway and on-site layout have been designed to provide for effective access to and from the subject 
property.  Based on industry data and observations conducted at similar existing developments, the parking supply 
would be sufficient to support this project.  

Please do not hesitate to contact our office if there are any questions. 

Best regards, 
 
 
 
 
 
 
 
Joshua Kline, PE 
Stonefield Engineering and Design, LLC 
 
 
Z:\Boston\BOS\2021\BOS-210006 TLE - 515 West Central Street, Franklin, MA\Calculations & Reports\Traffic\Reports\2021-02 TAR\2021-02-01 TAR.docx 



The Learning Experience - Littleton, MA
206 Great Road
Parking Utilization Counts
Thursday, January 28, 2021

Time Parked 
Vehicles Time Parked 

Vehicles

Supply 45 Supply 45
7:30 6 13% 39 4:00 10 22% 35
7:33 6 13% 39 4:06 12 27% 33
7:36 4 9% 41 4:12 12 27% 33
7:39 5 11% 40 4:18 14 31% 31
7:42 6 13% 39 4:24 13 29% 32
7:45 6 13% 39 4:30 15 33% 30
7:48 6 13% 39 4:36 15 33% 30
7:51 8 18% 37 4:42 11 24% 34
7:54 9 20% 36 4:48 13 29% 32
7:57 10 22% 35 4:54 13 29% 32
8:00 13 29% 32 5:00 11 24% 34
8:03 12 27% 33 5:06 12 27% 33
8:06 12 27% 33 5:12 10 22% 35
8:09 13 29% 32 5:18 11 24% 34
8:12 18 40% 27 5:24 11 24% 34
8:15 17 38% 28 5:30 14 31% 31
8:18 15 33% 30 5:36 14 31% 31
8:21 13 29% 32 5:42 8 18% 37
8:24 13 29% 32 5:48 9 20% 36
8:27 14 31% 31 5:54 10 22% 35
8:30 13 29% 32 6:00 10 22% 35
8:33 14 31% 31
8:36 14 31% 31
8:39 14 31% 31
8:42 13 29% 32
8:45 14 31% 31
8:48 13 29% 32
8:51 16 36% 29
8:54 16 36% 29
8:57 16 36% 29
9:00 14 31% 31

Weekday Morning Weekday Evening

Utilization Open 
Spaces Utilization Open 

Spaces

stonefieldeng.com               
92 Park Avenue, Rutherford, NJ 07070 201.340.4468 t. 201.340.4472 f.     



The Learning Experience - South Eastone, MA
639 Washington St
Parking Utilization Counts
Thursday, February 27, 2020

Time Parked 
Vehicles

Supply 40
8:00 15 38% 25
8:05 16 40% 24
8:10 13 33% 27
8:15 14 35% 26
8:20 19 48% 21
8:25 17 43% 23
8:30 16 40% 24
8:35 13 33% 27
8:40 20 50% 20
8:45 19 48% 21
8:55 19 48% 21
9:00 19 21
9:05 19 48% 21
9:10 19 48% 21
9:15 19 21
9:20 18 45% 22
9:25 18 45% 22
9:30 20 50% 20
9:35 22 55% 18
9:40 21 53% 19
9:45 20 50% 20
9:50 20 50% 20
9:55 20 50% 20
10:00 21 53% 19

21 53% 19
20 50% 20

10:05
10:10

Weekday Morning

Utilization Open 
Spaces

stonefieldeng.com               
92 Park Avenue, Rutherford, NJ 07070 201.340.4468 t. 201.340.4472 f.     

48%

48%

abarsbay
Polygonal Line
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