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TMO-1 DISTRICT PLAN UPDATE FOR 
HARTWELL AVENUE AREA 
The purpose of this document is to present the updated Hartwell Avenue Area 

Transportation Management District Plan (TMO-1 District Plan) for the Hartwell Avenue 

corridor. The TMO-1 District covers the entire Hartwell Avenue area, including portions 

of Maguire Road, Westview Street, Wood Street, and the south side of Bedford Street. 

The Hartwell TMO-1 District is shown in Figure 1.  

The previous Hartwell TMO-1 District Plan was adopted by the Lexington Planning 

Board on November 3, 2010. This plan update for the TMO-1 District is developed to 

help mitigate the negative transportation effects of projected additional development 

growth along the Hartwell Avenue and Bedford Street corridors, enabled by zoning 

reforms in 2020.  

This TMO-1 District Plan update document includes the following sections: 

1. Plan Purpose 

2. Existing Mobility Conditions  

3. Future Development Growth and Expected Impacts  

4. Recommended TDM Measures and Infrastructure Improvements 

5. Implementation Plan 

The Existing Mobility Conditions section of this report describes the comprehensive 

transportation network and system of supportive policies available in 2022 intended to 

provide adequate access to the Hartwell TMO District. While the planôs bounds evaluate 

specific streets, the transportation impacts generated by anticipated development extend 

beyond the borders and the recommended transportation demand management (TDM) 

and capital infrastructure improvements in Section 4 this plan reflect this. 
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Figure 1 Hartwell TMO District (TMO-1) Map 

 

 

TMOD PLAN PURPOSE 

Described in Section 7.2, Transportation Management Overlay District, Chapter 135 of 

the Code of the Town of Lexington1 the Town ñmay create Transportation Management 

Overlay (TMO) Districts that allow greater opportunity for facilitating effective multi-modal 

transportation networks that increase the quality of life in Lexington through improved 

traffic management and mitigation.ò  

                                                      

1 Chapter 135 of the Code of the Town of Lexington, 2020.  https://www.lexingtonma.gov/planning-

office/files/zoning-bylaw. Accessed May 10, 2022. 

https://www.lexingtonma.gov/planning-office/files/zoning-bylaw
https://www.lexingtonma.gov/planning-office/files/zoning-bylaw
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The Planning Board requires a TMOD Plan for each TMO District, containing the 

following elements:  

1. ñAssessment of the impacts of reasonably anticipated future development in the 

TMO District considering current zoning bylaws and other legal and physical 

constraints; 

2. Analysis of existing capital improvement plans or the facilities element of a plan 

adopted under MGL c. 41, § 81D; 

3. Cost projections for transportation infrastructure improvements required to 

address the impacts generated by the anticipated development in the TMO 

District, including the potential impact on nearby residential streets and 

neighborhoods; 

4. Analysis of other reasonably anticipated sources of funding; 

5. Required transportation mitigation fees in accordance with a methodology 

determined pursuant to this study; 

6. Off-street parking and loading requirements for the TMO District; 

7. Parking and Transportation Demand Management techniques reasonably 

calculated to reduce the number of vehicle trips generated by developments in 

the TMO District and to ensure the long term stability of the transportation 

system; 

8. An implementation program that defines and schedules the specific municipal 

actions necessary to achieve the objectives of the plan; and 

9. A plan to encourage voluntary participation in TDM programs by those not 

required to participate. 

10. The plan shall be updated periodically to reflect actual development activity, 

actual costs of infrastructure improvements completed or underway, plan 

changes, or amendments to the zoning bylaws.ò2 

Policies and Plans Influencing TMOD Plan Update 

Additional relevant documents and construction initiatives that help inform this TMOD 

plan update include the Planning Boardôs TDM Policy, amended zoning and the future 

Bedford/Hartwell Complete Street Reconstruction Project.   

1998 TDM Policy 

The Transportation Demand Management (TDM) Policy was first adopted in 1998 and 

was directed towards Preliminary Site Development and Use Plans (PSDUP), part of the 

Planned Development process. The TDM policy focuses on meeting the transportation 

needs of Lexington through a variety of suggested measures that affect the demand for, 

                                                      

2 Chapter 135 of the Code of the Town of Lexington, Page 76. 2020. https://www.lexingtonma.gov/planning-

office/files/zoning-bylaw. Accessed May 10, 2022. 

https://www.lexingtonma.gov/planning-office/files/zoning-bylaw
https://www.lexingtonma.gov/planning-office/files/zoning-bylaw
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and use of, various modes of travel, including reducing the use of single-occupancy 

vehicles. 

The 1998 TDM Policy requires that each PSDUP has a TDM Plan which shall ñprovide a 

program of transportation services, drawn from each of the nine categories below. The 

Plan shall generally include each of the numbered services in each of the nine 

categories except that the Planning Board may permit exceptions on a case by case 

basis. These new transportation services shall be a parallel program to any proposed 

intersection improvements to mitigate traffic congestion as required by[Subsection 5.5 

Traffic Standards of the Zoning Bylaw].ò3  

A TDM Policy update drafted by Nelson\Nygaard in 2020 included reforms to update 

Lexingtonôs TDM framework to better determine when TDM plans are necessary; update 

the TDM regulatory process; and create a broader list of TDM measures that can be 

applied to individual developments in a more context-sensitive manner. TDM measures 

provided would be awarded points towards a target TDM threshold based on level of 

effectiveness and level of investment. Strategy categories included pedestrian 

amenities, bicycle network amenities, transportation information, smart parking 

management, transit network improvements, and commuter incentive or benefit 

programs.  

Hartwell Rezoning 

In 2009, the Town of Lexington approved an increase in the amount of development 

allowed in the Hartwell Avenue Corridor. To offset expected traffic impacts from this 

development, the Town also created the Hartwell Area TMO-1 Overlay District. The 

TMO-1 District allows properties within the district to elect a method of providing the 

Town with traffic mitigation other than meeting the current Off-Street Parking and 

Loading and Traffic Standards outlined in by Chapter 135 Sections 5.1 and 5.5 of 

Lexingtonôs Zoning. The Overlay District regulations require contributions to a traffic 

mitigation fund which will be then appropriated by Town Meeting  towards meaningful 

traffic mitigation infrastructure and services.  A Parking and Transportation Demand 

Management Plan outlining trip reduction measures is also required. Then,  Special 

Town Meeting 2020 expanded the dimensional requirements to allow efficient permitting 

and increased development opportunities for landowners and developers.  

 Bedford/Hartwell Complete Streets Reconstruction Project 

The Town launched a study to develop 25% design level plans for a complete streets-

oriented reconstruction of the Bedford Street and Hartwell Ave area to address safety 

concerns, assist traffic flow, and support pedestrian, bicycle, and transit modes of 

transportation. Based on surveys of environmental, land use, traffic engineering, and 

roadway safety existing conditions, the redesign effort aims to improve mobility and 

                                                      

3 Town of Lexington, 2021. Section 5.5.8 Trip Reduction Requirements. Available at: https://ecode360.com/27630044 
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accessibility of all users of the circulation and transportation systems including public 

transit, pedestrians, cyclists and motor vehicles.  

The 25% design work includes plans for a complete reconstruction of the roadways, 

incorporating new cross-sections, streetscape elements, and placemaking amenities. As 

such, the capital infrastructure recommendations have a long-term focus. The 

recommended infrastructure improvements included in this TMO-1 District plan update, 

therefore, are focused primarily on short-term infrastructure and programmatic 

improvements that can be made prior to the larger-scale reconstruction begins.  

Hartwell TMO District Plan Guiding Principles 

Plan update guiding principles build on the LexingtonNext Guiding Principles4 and 2010 

TMO-1 District Plan goals.5 The update to this TMO-1 District plan was guided by the 

following principles:   

Á Create a policy and regulatory framework that reflects the Townôs desire to 

reduce single-occupancy vehicle trips and automobile emissions townwide; 

Á Improve mobility and accessibility of all users of the circulation and transportation 

systems including public and private transit, pedestrians, cyclists and motor 

vehicles; 

Á Help in expanding the pool of potential employees who can reach places of work 

in the Hartwell area more easily and economically; 

Á Improve safety and comfort-level for all commuters, customers, and clients of 

area businesses, as well as local residents and visitors; 

Á Minimize and mitigate negative impacts on residential streets; and 

Á Mitigate traffic and speeds 

Hartwell TMO-1 District Plan Goals 

In order to mitigate the traffic impacts associated with the potential increase in 

development from recent rezoning, this TMO-1 District Plan update sets three primary 

goals as follows: 

1. Define policies, programs, and services to promote greater use of non-

automobile travel modes to, from, and within the Hartwell TMO District. 

2. Define the transportation infrastructure needs to support the multi-modal travel 

demands expected from the potential new development while minimizing impacts 

to adjacent residential areas. 

3. Identify the sources and mechanisms to fund goals #1 and #2. 

                                                      

4 LexingtonNext is Lexingtonõs Comprehensive Plan update. The current draft was published in March 2022. 

https://www.lexingtonma.gov/sites/g/files/vyhlif7101/f/uploads/lexnext-comprehensive_plan-draft-2-10-2022-

updated_3-4-2022.pdf.  

5 Goals of the 2010 Hartwell TMOD District Plan, the overall transportation mitigation plan when the Hartwell TMOD 

District was first created after increased development was approved in 2009. 

https://www.lexingtonma.gov/sites/g/files/vyhlif7101/f/uploads/lexnext-comprehensive_plan-draft-2-10-2022-updated_3-4-2022.pdf
https://www.lexingtonma.gov/sites/g/files/vyhlif7101/f/uploads/lexnext-comprehensive_plan-draft-2-10-2022-updated_3-4-2022.pdf
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1 EXISTING TRANSPORTATION 
AND LAND USE CONDITIONS 

Development  

As of April 2022, within the TMO-1 District, there are 30 buildings hosting primarily office 

and lab space totaling 3,762,000 square feet of commercial real estate. There are a few 

amenity uses such as restaurants.  Land uses are included in the table below.  

Table 1: Hartwell TMO District Land Use 

Category Number of Buildings Square Footage 

Hotel 1 108,810 

Institutional* 1 1,378,199 

Lab/Office 27 2,061,323 

Medical Office** 3 99,053 

Recreation 1 57,468 

Retail/Restaurant 1 6,226 

Social Services*** 1 26,472 

Residential*** 1 24,712 

*Institutional uses include the Russian School of Math 

**Medical office uses include the Boston Childrenôs Hospital and Beth Israel Deaconess Healthcare facilities 

and the Lexington-Bedford Veterinary Hospital 

*** Social Services uses include the Lurie Center 

**** Residential is adjacent to District 

Mobility/Parking 

Vehicle Traffic 

Today, travel to the largely office and lab buildings in the TMO-1 District is dominated by 

single-occupancy vehicle travel. The number of vehicles driving through and to 

destinations on the corridor creates significant congestion during the traditional morning 

and evening commuting periods. Based on counts conducted on April 3, 2018, 1,300 

vehicles travel southwest-bound on Hartwell Avenue during the AM peak between 

Bedford Street and Maguire Road, and 514 vehicles from Maguire add to this traffic 

volume headed towards the Hanscom Air Force Base gate and Wood Street. At the 

intersection of Hartwell Avenue and Wood Street, 595 vehicles turn onto Wood Street 

and 735 vehicles continue southbound on Hartwell Avenue. 369 vehicles travel away 

from Hartwell Avenue on Maguire Road during this peak period. 2021 counts indicate 

that 1280 vehicles travel southbound on Hartwell Avenue. 275 vehicles turn onto 
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Westview Street, 155 turn onto Maguire Road. 500 vehicles turn onto Hartwell Avenue 

southbound from Maguire Road. The majority of this traffic is heading towards the 

Hanscom Air Force Base and MITôs Lincoln Labs campus.  

In the PM peak period in 2018, 1,158 vehicles travel northeast-bound on Hartwell 

Avenue, and an additional 842 vehicles headed towards Town of Bedford on Maguire 

Road add to this traffic volume. These vehicles are traveling away from Hanscom Air 

Force Base. In the PM peak period in 2021, 815 vehicles travel northbound on Hartwell 

Avenue away from the Hanscom gate. 480 vehicles turn onto Hartwell Avenue from 

Wood Street. 640 vehicles turn onto Maguire Avenue off of Hartwell Avenue. 1,045 

vehicles travel towards Bedford Street on Hartwell Avenue. Both AM and PM peak 

period traffic volumes are much higher than the surrounding areas.  

Survey responses to the 2022 Hartwell Area Transportation Survey align with these 

traffic counts. The highest number of trips made by survey respondents are on Bedford 

Street, Wood Street, and Hartwell Avenue. This pattern can be seen in Figure 6 below. 

Hanscom Air Force Base, Lincoln Labs, and the businesses in the TMO-1 District are 

major employers. There was severe congestion during commute periods in 2018, but 

COVID-19ôs impact on congestion is unknown. Some employers, including Hanscom Air 

Force Base, are not yet (and potentially may never again) requiring staff to return to the 

office full time, so congestion impacts may differ from 2018. There may be less severe 

congestion during commute periods. This congestion can be seen below in Figures 2-5.  
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Figure 2: 2018 Hartwell Avenue AM Peak Traffic Diagram (Source: VHB) 
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Figure 3: 2021 Hartwell Avenue AM Peak Traffic Diagram (Source: VHB) 
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Figure 4: 2018 Hartwell Avenue PM Peak Traffic Diagram (Source: VHB) 
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Figure 5: 2021 Hartwell Avenue PM Peak Traffic Diagram (Source: VHB) 
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Figure 6: Hartwell Area Transportation Survey Vehicle Traffic Volumes 

 

Trip Origins 

People primarily come to the TMO-1 District for work. The average trip distance for 

people traveling to the TMO-1 District is 14.15 miles, and the median trip distance is 

12.02 miles. However, some employees in the corridor drive over 50 miles one-way to 

the Hartwell Avenue area every day. Survey respondents drive from Gloucester, 

Plainville, and locations in Worcester County. However, most survey respondents drive 

to the TMO-1 District from Bedford, Carlisle, Westford, Groton, Chelmsford, Billerica, 

and Arlington.  
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Figure 7: Trip Origins to the TMO-1 District 

  

Parking 

The Hartwell TMO-1 District contains 7,925 parking spaces in the entire district 

while only 5,710 spaces are required in the area by current zoning requirements.  

There are 35 parking facilities in the corridor, either structured parking garages or 

surface parking lots, ranging in size from 11 spaces at the American Camping 

Association (80 Westview) to 896 spaces at MIT Lincoln Labs with the average parking 

facility containing 220 spaces. No properties share parking. 

Today, the district has a parking supply of approximately 5.15 spaces per 1,000 

square feet of commercial space, compared to the minimum zoning requirement 

of 4 spaces per 1,000 square feet of office use and 2 spaces per 1000 square feet 

of Manufacturing and Research Laboratory Uses. 
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The Russian School has the lowest parking ratio, at 0.22 spaces per 1000 square feet. 

Craft Food Hall has the highest parking ratio, at 24 spaces per 1000 square feet. 83 

Hartwell Avenue, Copious Imaging/Northeast Energy Efficiency, has the highest parking 

ratio of a lab or office use, excluding Lincoln Labs, at 5.49 spaces per 1000 square feet.  

This abundance of parking is what attracts developers to the area, but it also 

encourages employees to drive to work creating much of the traffic seen in the area. 

Even so, utilization of parking spaces in the TMO-1 District is much lower than the 

parking supply. On an average weekday morning in April 2019, before the COVID-19 

pandemic, the district had an average occupancy rate of 49% overall. MIT Lincoln Labs 

provides 896 parking spaces, with an average occupancy of 93%, the highest 

occupancy rate of the TMO-1 District. The Quality Inn provides 217 parking spaces with 

an average occupancy of 14%, the lowest occupancy rate of the TMO-1 District. In terms 

of the parking subareas, the Tennis Club parking subarea had the highest occupancy 

rate of all parking subareas. The West Hartwell 1 subarea had the lowest occupancy 

rate of all subareas, at 33%. 

Figure 8: Hartwell TMO-1 District Parking Supply 
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Figure 9 Hartwell TMO-1 District Parking Occupancy 

 

  






































































































