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INTRODUCTION

Vanasse & Associates, Inc. (VAI) has been retained by Meridian Lexington Owner, LLC (hereinafter
referred to as the “Proponent”) to prepare this Parking and Transportation Demand Management Plan
(PTDM) in support of the development of a new Research and Development (R&D) building (the
“Project”), to be located at 91 Hartwell Avenue, in Lexington, Massachusetts. This PTDM plan was
prepared in accordance with Town of Lexington Planning Board Zoning Regulations in an effort to reduce
the number of single-occupancy vehicles (SOVs) arriving to and from the Project and promote the use of
alternative modes of transportation to and from the site. This PTDM plan supersedes a prior February 2020
PTDM plan submitted for the Project and includes additional commitments by the proponent to reduce the
number of SOVs traveling to and from the site, as well as a commitment to a future annual traffic monitoring
program in order to evaluate the effectiveness of the program and allow for refinement of the program as
needed to attain the desired SOV rate.
PROJECT DESCRIPTION
The Project site is situated on an approximate 15± acre parcel of land located on the western side of Hartwell
Avenue, south of Maguire Road, north of Hartwell Place, and east of the Bedford/Lexington Municipal
boundary, within the northwestern portion of Lexington, Massachusetts. Commercial development
associated with Hartwell Avenue, Hartwell Place, and Maguire Road generally surrounds the Project site
to the north, east, and south, with Hanscom Air Force Base located to the west.
Under existing conditions, approximately half of the site, within the eastern portion is developed and
contains a three-story, brick office building surrounded by lawn and landscaped areas, and paved parking
proving a total of 388 spaces, paved site access aisles extending from Hartwell Avenue and Hartwell Place
and internal paved parking access.
The applicant proposes to construct a two-story laboratory office building providing a 46,370+ square-foot
footprint for a total of approximately 93,250+ square feet of space. Additionally a four-story parking
garage, providing a total of 499 spaces is proposed, as well as 3 handicap accessible surface spaces for a
total of 502 parking spaces. The site redevelopment will result in the elimination of the existing surface
parking that is utilized by the operational office building. Parking for the existing use will instead be
provided within the proposed parking garage. Additionally, the site redevelopment will result in the
consolidation of site-generated traffic to Hartwell Place, with the existing 91 Hartwell Avenue driveway
serving as an emergency vehicle only egress driveway.
The location of the Project site relative to the surrounding roadway network is displayed in Figure 1
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PARKING AND TRANSPORTATION
It is expected that the majority of employees of the proposed research and development facility will be
drawn from Lexington, Boston, Cambridge and surrounding communities. Furthermore, the primary
commuter route to the site is Bedford Street (Route 4) to Hartwell Avenue. Bedford Street provides
connection to the Interstate 95 (I-95) corridor approximately a half mile east of Hartwell Avenue, which
accommodates regional commuter traffic from more distant areas including the North Shore, Metro West,
the South Shore and southern New Hampshire.
PUBLIC TRANSPORTATION SERVICES
Public transportation services are provided within the study area by the Massachusetts Bay Transportation
Authority (MBTA) for area bus services and by the 128 Business Council for shuttle service between
Hartwell Avenue and Alewife Station.
Within the study area, the MBTA operates the following bus services:
 Route 62: Bedford VA Hospital – Alewife Station – Bus service along Route 62 is provided
between 5:47 AM and 10:39 PM with service provided to the VA hospital, Civil Air Terminal,
Lexington Center and Alewife Station, including stops along Hartwell Avenue. More limited
service is provided on Saturdays with no Sunday service provided.
 Route 76: Lincoln Lab – Alewife Station – Bus service along Route 62 is provided between 5:47
AM and 10:39 PM with service provided to the VA hospital, Civil Air Terminal, Lexington Center
and Alewife Station, including stops along Hartwell Avenue. More limited service is provided on
Saturdays with no Sunday service provided.
The closest MBTA bus stop is located at the intersection of Hartwell Avenue with Wood Street,
approximately 0.3 miles south of Hartwell Place.
Within the study area, 128 Business Council operates the following shuttle services:
Alewife Shuttle Route REV – Hartwell Area Shuttle – This shuttle currently provides service between
Alewife Station and a number of properties along the Hartwell Avenue and Maguire Road corridors,
including 91 Hartwell Avenue. Travel times between Alewife Station and the site are approximately 30
minutes during peak hours.
PROPOSED PARKING AND TRANSPORTATION DEMAND MANAGEMENT PLAN
In order to reduce the number of single occupancy vehicles (SOVs) arriving and departing the Project,
Meridian Lexington Owner, LLC is committed to designing and implementing a comprehensive parking
and transportation demand management plan. The goal of the plan will be to reduce the number of SOV
trips to account for a maximum of 85 percent of all Project-related trips.
Meridian Lexington Owner, LLC will actively work with the Town of Lexington towards measures to
mitigate and reduce the amount of traffic volume along the Hartwell Avenue corridor. To this end, Meridian
Lexington Owner, LLC is committed to joining a local transportation management association (TMA) and
promoting alternative transportation options including ridesharing, public transportation and
bicycle/pedestrian trips.
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Meridian Lexington Owner, LLC will work collaboratively with tenants of the existing office building and
proposed research and development center to encourage their active participation in the PTDM plan.
Incentives and prizes will be offered to employees who chose to participate in the programs offered by the
PTDM.
The following provides a summary of the components of the PTDM plan and other incentives that will be
implemented to encourage the use of carpooling and other alternative modes of transportation by employees
of the Project.
Bicycle/Pedestrian Trips
Meridian Lexington Owner, LLC will implement a number of measures to promote bicycling and walking
trips to and from the Project. The Project is ideally situated only a third of a mile south of the Minuteman
Commuter Bikeway, which travels in an east-west orientation, serving the communities of Bedford,
Lexington, Arlington and Cambridge. The bikeway provides connections to the Massachusetts Bay Transit
Authority’s Alewife station as well as a number of nearby public bikeways that serve the nearby
communities of North Billerica, Concord, Lincoln, Belmont, Somerville and Boston.
In order to ensure safe and secure bicycle parking, Meridian Lexington Owner, LLC will provide parking
for a total of 50 bicycles including a combination of bicycle racks located in a secure and weather protected
areas within the building and proposed parking garage structure as well as additional surface bicycle racks
on site, more proximate to the cafeteria use, to promote off-peak bicycle trips to this amenity. Specifically,
28 bicycle spaces will be provided within the proposed 91 Hartwell building with 22 additional spaces
provided in the proposed garage and 10 surface bicycle spaces provided on site. Meridian Lexington
Owner, LLC will actively monitor the utilization of the bicycle spaces, including utilization rates observed
as part of a future monitoring program for the Project, and is committed to providing additional bicycle
racks should the demand reach or exceed the proposed supply.
To further promote the use of bicycles as a means of commuting to work, the 91 Hartwell Avenue property
will provide on-site shower and changing facilities for use by employees of the office and research and
development buildings. On-site lockers will also be provided for employees of the Project as a further
means of encouraging bicycling and walking trips at the Project. The proponent will provide all tenants
with shampoo/conditioner and shower gel at no cost. The on-site shower, changing and locker facilities
will be provided at either the existing office and/or proposed research and development building.
Meridian Lexington Owner, LLC will also purchase bicycles for use of tenants of the facility free of charge.
Multiple sized helmets will also be made available for employees. While it is recognized that some
commuter distances may disallow the use of bicycles as their regular travel mode, provision of free bicycles
for use by employees will allow these employees to make bicycle trips during the day for off-peak trips
such as picking up lunch or traveling to the bank or post office.
The site redevelopment will result in a significant improvement to pedestrian accommodations in the
vicinity of the 91 Hartwell Avenue property. The Project proposes the elimination of parking along the
southern side of Hartwell Place, in order to provide a continuous pedestrian crosswalk along the northern
side of the corridor, linking to internal pedestrian connections that serve the 91 Hartwell Avenue property.
Currently no pedestrian accommodations are provided along Hartwell Place. Additionally, sidewalk is also
proposed along the site’s Hartwell Avenue frontage that would provide a continuous pedestrian route along
the eastern and southern edges of the Project.
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The proposed parking garage entrance and loading areas for the new research and development building
have been designed and located to minimize potential conflicts between pedestrian and vehicular traffic.
The existing 91 Hartwell Avenue driveway will be converted to an emergency vehicle access route, with
only minimal truck activity expected on this route. As such the concourse area in the vicinity of the new
building’s entrance will experience minimal traffic flows and associated conflicts.
The use of bicycle and walking trips as a means of commuting and other time of day trips will provide a
number of benefits to both the individual commuter and area traffic in general, including but not limited to:
Reducing the number of automobile trips and associated traffic congestion
•

Consumption of less fuel

•

Improvement to area air quality

•

Reduced commuter costs for employees that chose to bike to work

•

Health and fitness benefits to the cyclist

Public Transportation Services
The Hartwell Avenue corridor is served by both public transportation services offered by the MBTA as
well as private shuttle services offered by the 128 Business Council via the Alewife Shuttle Route REV –
Hartwell Area Shuttle. It is recognized that at this time, the most proximate MBTA bus stop is located at
the intersection of Wood Street with Hartwell Avenue, approximately 0.3 miles south of Hartwell Place.
The applicant is committed to providing transportation mitigation fees to the Town of Lexington, in
accordance with the Town’s Transportation Management Overlay District Plan, to assist in the design and
upgrade of Hartwell Avenue, including pedestrian accommodations along the corridor.
The Hartwell Area Shuttle provides convenient service between the MBTA’s Alewife Station in Cambridge
and a number of private entities that are member companies along the Hartwell Avenue corridor. Inbound
service from Alewife is provided during the weekday morning commuter peak with outbound service to
Alewife provided during the weekday evening commuter peak.
From Alewife Station, commuters can utilize the Red Line subway system to reach connections to other
available transit services offered by the MBTA, including connections to the MBTA commuter rail, Green
Line subway, Orange Line subway and Silver Line, as well as a number of MBTA bus routes that serve
these stops.
As a means to incentivize the use of public transportation and area shuttle services, Meridian Lexington
Owner, LLC will provide a subsidy towards public transportation costs incurred by employees of the
Project, including both the existing 91 Hartwell Avenue office building and the proposed research and
development Center. Specifically, Meridian Lexington Owner, LLC will offer to subsidize 50 percent of
the total cost for monthly MBTA or Hartwell Area Shuttle passes for qualified full-time employees of the
Project, with a maximum monthly total subsidy of $5,000. As part of this arrangement, employees who
utilize the transit pass subsidy program will not be eligible for a regular parking spot in the proposed garage
to further promote public transportation use. Provision of the transit subsidy will be beneficial to achieving
the 8 percent public transportation mode share target of the PTDM plan.
Additionally, Meridian Lexington Owner, LLC will maintain its current membership in the 128 Business
Council and require as part of all lease arrangements that new tenants in either building also become
members of the 128 Business Council. As a member of the 128 Business Council employees benefit from
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mobile-friendly, route-specific shuttle pages where they can view maps and schedules, buy tickets and
utilize real-time shuttle tracking with web-based alerts. The proponent will also provide information
relative to area transit and shuttle services, including information related to the partial subsidy, to all new
employees of the Project and maintain public transportation maps and schedules in conspicuous areas
within the property.
The use of public transportation and local area shuttle service is expected to provide a number of benefits
including, but not limited to:
•

Reducing the number of automobile trips and associated traffic congestion

•

Consumption of less fuel

•

Improvement to area air quality

•

Reduced commuter costs for employees

•

Connectivity to an extended area through multiple connections provided by the MBTA

•

Allowing employees to work or relax during their commute

Ridesharing
Meridian Lexington Owner, LLC will promote ridesharing by employees of the existing office and
proposed research and development facility. As part of this effort, the proponent will designate a
Transportation Coordinator that will be responsible for maintaining an electronic place of residence
database and message board where employees of the property can post information related to potential
ridesharing opportunities and communicate with other commuters to arrange for transportation. While the
initial ridesharing program will focus on matching commuters with other employees working in in the
91 Hartwell Avenue property, the proponent will also work with the 128 Business Council towards the
expansion of the ride-matching program to target other commuters that work along Hartwell Avenue and
surrounding areas. Membership in the 128 Business Council provides access to Bay State Commute, the
Commonwealth’s ridematching and rewards program.
As a member of the 128 Business Council the proponent will also provide commuters with an Emergency
Ride Home (ERH) option for employees that carpool but are required to leave work in an emergency. This
measure will help in promoting ridesharing by ensuring rideshare commuters have a guaranteed free ride
from work in the case of emergencies.
In accordance with Town of Lexington By-Laws Section 135-5.1.7, the proponent is required to provide
1 space per 150 spaces for carpool or vanpool users, or a total of 4 parking spaces within the garage. These
spaces may also be used by vehicles whose EPA combined mileage rating meets or exceeds 40 miles per
gallon. To promote the use of both carpooling/ vanpooling, as well as the use of high mileage rating and
electric vehicles, the proponent will designate 5 percent of the parking spaces within the proposed garage,
a total of 25 spaces, as rideshare/high mileage rating or electric vehicle spaces, well exceeding the zoning
bylaw requirement. These parking spaces will also be located in preferred, convenient areas in the parking
garage to further promote their use. Within these 25 designated spaces, a minimum of 2 percent of the total
spaces in the garage, or 10 spaces, will provide electric charging stations, with wiring provided to allow for
10 additional electric charging spaces in the future.
The use of ridesharing services is expected to provide a number of benefits including, but not limited to:
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•

Reducing the number of automobile trips and associated traffic congestion

•

Consumption of less fuel

•

Improvement to area air quality

•

Reduced commuter costs than SOV use through shared commuting costs

•

Less travel time if carpool/HOV travel lanes can be utilized

•

Allowing employees to work or relax due to shared driving responsibilities

On-Site Amenities
The project will provide a number of on-site amenities aimed at reducing the need for tenants to leave the
site during a typical workday. This will include an on-site cafeteria that will provide coffee, breakfast and
lunch. An on-site automated teller machine (ATM) will also be provided within the property. The Project
will improve pedestrian accommodations including new sidewalk connections to the on-site cafeteria.
The provision of on-site amenities will assist in the encouragement of employees to utilize public
transportation, shuttle services and ridesharing as tenants will not be dependent on the use of an SOV to
access these conveniences.
ONGOING MANAGEMENT
In order to ensure success of the PTDM program, the proponent will actively manage the various elements
through the appointment of a Transportation Coordinator. The management techniques and role of the
Transportation Coordinator are described in more detail as follows.
Transportation Coordinator
The Transportation Coordinator will serve as the key point of contact between the Project, the Town of
Lexington, the 128 Business Council and the MBTA. Management activities will include:
•

Coordinate Rideshare activity including the rideshare board postings

•

Create a 91 Hartwell Avenue Facebook page (or similar online web site) that tenants can utilize to
coordinate rideshare activities

•

Provide tenants with updated information on alternative modes of transportation

•

Promote transportation options through promotional events such as bicycle tune-up day or free car
wash for carpoolers

•

Assist employees with the place of residence database to assist in ridesharing efforts

•

Provide tenant and employee surveys to evaluate the effectiveness of the PTDM plan

•

Ensure specific language is provided in tenant leases requiring membership in the 128 Business
Council

•

Work with the transportation coordinators or appropriate staff at other area businesses towards the
encouragement and promotion of alternate transportation options

•

Actively participate in area transportation groups focused on the Hartwell Avenue corridor
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Alternative Mode Promotions/Incentives
As outlined in the PTDM plan, the ultimate goal is to reduce the number of SOVs traveling to and from the
site while promoting the use of alternative modes of transportation. Meridian Lexington Owner, LLC plans
to offer the following incentives in an effort to make the use of alternative modes of travel more attractive
to tenants of the Project:
Bicycle/Pedestrian Trips
•

Create bicycle-friendly areas and ensure that adequate sight lines are provided at the site access
point onto Hartwell Avenue to allow for safe bicycle travel

•

Provide bicycle racks in a weather protected secure location within the building, parking garage
structure as well as surface bike racks

•

Provide shower and changing facilities on-site including free shampoo/conditioner and shower gel
for employees of the project

•

Provide on-site lockers for employees of the Project to promote walking and bicycle trips

•

Create a financial incentive program and prizes, likely based on most bicycle miles traveled per
year

•

Offer a free bicycle tune-up day each spring

•

Provide free bicycles and helmets for use by employees of the project to make trips during the
workday

•

Provide free sneakers to the employee that walks to work the greatest number of days each year

Rideshare Program
•

Designate preferential parking for ridesharing vehicles in the garage, proximate to tenant entries

•

Organize a ride matching program for employees of the Project

•

Provide access to other ridesharing programs serving the Hartwell Avenue corridor and
surrounding areas including Bay State Commute

•

Provide a financial incentive to employees that rideshare such as “Gas Bucks for Groups” where
employees who participate in ridesharing are eligible to win a gift card towards future gas purchases

•

Provide a free car wash for carpoolers through a once per year “Car Wash for Carpoolers” event

Parking Management/SOV Disincentives
In an effort to discourage the use of SOVs as a means of commuting to and from the site, the proposed
parking ratio has been designed in order to constrain the amount of parking provided within the proposed
garage. The proposed number of parking spaces for the project as a whole, including the existing office
building and proposed research and development building, will be 502 spaces. This parking falls short of
the Town of Lexington’s zoning requirement of 589 spaces for the projected split of office and research
and development space, representing approximately 85 percent of the Town’s zoning requirement.
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Additionally, it is recommended that 5 percent of the spaces provided in the garage be dedicated to
ridesharing vehicles or high mileage rated vehicles only. This represents a significantly higher percentage
than the 5 spaces required per zoning requirements. Lastly, any tenants that chose to regularly commute by
way of a SOV will not be eligible for any of the incentive programs previously identified.
Marketing Programs
Meridian Lexington Owner, LLC will employ a comprehensive marketing plan aimed at promoting the use
of alternative modes of transportation. The marketing plan will focus on the following core messages aimed
at changing the commuter patterns of employees that currently utilized SOV as their primary commuter
option.
•

Cost Savings – Ridesharing and/or the use of available public transportation and private shuttles
will reduce transportation costs for employees. The provision of a partial subsidy towards public
transportation passes will provide additional cost savings to qualified employees.

•

Health Benefits – Introducing bicycle and/or walking trips, either as a primary means of
commuting or for workday errands will inject exercise into employees’ daily routines

•

Enhanced Convenience – Provision of bicycle racks as well as shower, locker and changing
facilities will facilitate the transition from vehicular traffic

•

Environmental Impacts – Use of alternative modes of transportation reduces fuel consumption
and is environmentally friendly. For motorists that drive to work via high mileage rated vehicles,
preferential parking will be provided.

Meridian Lexington Owner, LLC will utilize a variety of methods to market the benefits of alternative
transportation options to tenants of the Project. It is expected that all tenants will receive an initial
orientation package that provides details of the PTDM plan, with email notifications sent to all tenants of
the Project alerting them of any upcoming promotional events.
Transportation Mitigation Fee
In accordance with Section 10.3 of the TMO-1 plan, the proponent is committed to paying a transportation
mitigation fee to the Town of $5 per square foot increase of net floor area, amounting to a total impact fee
of $373,000. In accordance with Town requirements, 25 percent of this fee, or approximately $93,250 will
be due within five days of the issuance of the building permit.
OBTAINING THE GOAL
As previously noted, the goal of the PTDM plan is to reduce the number of SOVs arriving and departing
the site until SOV trips account for no greater than 85 percent of the total number of trips to the site. The
following summarizes the target percentages of trips that would be shifted to each alternative mode of
transportation due in part to the implementation of the PTDM plan.
•

Ride Share – 2%

•

Bicycle/Walking Trip – 5%

•

Public Transportation/Shuttle Trips – 8%

•

Total – 15%
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In order to evaluate the effectiveness of the PTDM plan, the proponent is committed to conducting an
annual PTDM monitoring report as described below.
PTDM Monitoring Report
The proponent is committed to providing an annual PTDM monitoring report that will identify the status,
participation level and summary of the effectiveness of the components of the PTDM program.
Specifically the PTDM Monitoring Report will include the following elements:
•

A summary of the property for each building based on leasing area, percent occupancy at
the time of the PTDM Monitoring Report’s preparation and status of current
employment levels at the Project.

•

A comprehensive parking inventory that identifies existing parking supply by location at
all facilities that serve the project, including the proposed parking garage, surface
parking and parking along Hartwell Place.

•

As part of the parking inventory, identification of all parking spaces by category,
including regular space, carpool spaces, car sharing spaces, visitor parking spaces and
handicap accessible spaces.

•

An inventory of all bicycle accommodations within the Project, specifically the location
and number of bicycle racks within the Project.

•

Collection of daily counts for a minimum of 48-hours at the driveway locations serving
the Project, including the intersection of Hartwell Avenue with Hartwell Place and the
existing 91 Hartwell Avenue driveway. Peak period counts will also be conducted
during commuter hours (7:00-9:00 AM) and (4:00 to 6:00 PM) at the driveway locations
as well as the parking garage entrance to identify traffic patterns during peak commuter
hours.

•

Collection of peak period parking demand observations over 2 days during peak periods
to identify existing parking demand and the use of preferential parking by carpools
and/or high mileage rating vehicles.

•

Preparation and collection of tenant employee surveys on a biennial basis that include a
summary of typical commuting methods and preferences. The employee survey will be
administered by the Transportation Coordinator and will serve to update the Town’s
Transportation Manager on current commuter distances and methods (drive alone,
carpool/vanpool, public transportation and walk/bicycle).

•

Status reporting on elements of the PTDM Plan including:
o

Transportation Coordinator Contact Information

o

Information related to tenant ridership on the Hartwell Area Shuttle service

o

Information related to tenant membership in the 128 Business Council

o

Summary information related to employee participation in the public transit
subsidy program

o

Information related to the use of shared bicycle services by tenants of the Project

o

Links to public websites (Facebook page or other similar online website)
assisting employees of the Project with rideshare matching

o

Summary of registered carpools at the property
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o

Summary of transportation management events held at the Project to promote
alternative means of travel

o

Summary of the current traffic generation and parking demand characteristics of
the Project, including the observed modal split and level of ridesharing

The PTDM Plan will be submitted to and reviewed with the Town’s Transportation Manager and will
allow for an evaluation of the effectiveness of the plan and any potential refinements that may be
warranted to increase the plans ability to meet the target SOV use.
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