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B E A L S + T H O M A S   
BEALS AND THOMAS, INC.  T 508.366.0560 
Reservoir Corporate Center  F 508.366.4391 
144 Turnpike Road  www.bealsandthomas.com 
Southborough, MA 01772-2104  Regional Office:  Plymouth, MA 

 
March 14, 2018 
 
Mr. H. Theodore Cohen, Chair 
Cambridge Planning Board 
344 Broadway  
Cambridge, MA 02139 
 
Via:  Hand Delivery 
 
Reference: Cambridge Crossing Parcel I Retail Design Review Application  
  PB #179 
  Cambridge, Massachusetts 
  B+T Project No. 2084.56 
 
Dear Chairman Cohen and Members of the Board: 
 
On behalf of the Applicant, DW NP Property, LLC (an affiliate of DivcoWest), Beals and Thomas, 
Inc., respectfully submits this Design Review Application for Parcel I Retail (the Site), which is 
part of the larger Cambridge Crossing (formerly known as NorthPoint) development.  The 
proposed development on Parcel I Retail is two retail buildings containing a total of approximately 
6,771 sf of Gross Floor Area (GFA).  Parcel I Retail is located entirely within Cambridge. 
 
As a result of comments received from the Community Development Department (CDD) 
subsequent to our initial submission on March 1, 2018, the enclosed application has been revised 
to include the following information: 
 

 Minor architectural changes including the reduction of building height and shade trellis 
detailing; 

 A statistical Summary of the residential and affordable dwelling units constructed, in 
conformance with the requirements of Condition 19.d. of Special Permit #179; and 

 Wind study. 
 
As shown on the master plan included as part of this Application, the Site is bounded by Parcel I 
Residential to the north, Parcel I open space to the west, Northpoint Boulevard to the south, and 
the North First Street to the east. 
 
The Site is currently undeveloped vacant land.  Parcel I is one of twenty (20) building parcels in 
the Cambridge Crossing mixed-use development.  To date, condominium buildings on Lot S and 
Lot T, a rental residential building on Lot N, North Point Common, Child Street Park and related 
infrastructure and other public amenities (including the Brian P. Murphy Memorial Staircase) have 
been constructed at Cambridge Crossing.  In addition, Parcel JK has obtained Design Review 
approval in Cambridge and Somerville, and building permit applications have been procured in 
both cities.  The Parcel JK building is currently under construction.  The surrounding roadway 
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network was approved by the Planning Board on September 2, 2016, as part of Major Amendment 
#6, and is currently under construction. 
 
The Parcel I Retail buildings contain approximately 6,771 sf of GFA in total.  The eastern building 
is proposed to have ±4,388 sf of GFA, with the western building containing ±2,383 sf of GFA.  
The buildings are proposed to be, generally, ±16 feet in height, with the roof of the eastern building 
sloped to a height of ±21 feet at the highest point.  A total of 73 short-term bicycle parking spaces 
will be provided on-site, which includes those located as part of Parcel I Residential, Parcel I 
Retail, and Parcel I Open Space. 
 
In addition, the Applicant intends to subdivide the Parcel in the manner depicted on the enclosed 
Draft Subdivision Plan prepared by Beals & Thomas, Inc., dated December 21, 2016, and last 
updated February 23, 2018, to create three (3) separate parcels within what is now Parcel I: Parcel 
I-1, I-2, and I-3.  The final subdivision plan will be submitted at a later date for approval and 
endorsement by the Planning Board. 
 
As part of this application, we have included fifteen (15) copies, as well as a flash drive containing 
an electronic version, of the following materials for review by the Cambridge Planning Board: 
 

 Site Plans; 
 Floor Plans and Building Sections; 
 Architectural Elevations; 
 A Zoning Compliance Summary;  
 LEED/Green Building Compliance Summary; 
 Shadow Study; 
 Wind Study; 
 Acoustical Report and Noise Mitigation Narrative; 
 Preliminary Signage Plan; 
 Compliance Checklist – Zoning Ordinance and NorthPoint Design Guidelines; 
 Materials showing the cross-sections of abutting streets; 
 Subdivision Plan, previously approved by the Cambridge Planning Board; and 
 Draft Subdivision Plan. 
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There are no changes proposed to the approved uses on the Site nor are there any changes to the 
layout of roads serving the Site from that shown on the approved 40-scale Roadway Network 
Schematic Plan. 
 
The Cambridge Crossing team is excited to meet with the Planning Board to review and discuss 
the evolution of design of the proposed project.  Thank you for your consideration of the enclosed. 
 
Very truly yours, 
 
BEALS AND THOMAS, INC. 
 

 
John P. Gelcich, AICP 
Senior Planner 
 
Enclosures 
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CAMBRIDGE CROSSING 

 

DEVELOPMENT STATUS TABLE 
 
Phase 1a 

 

Building Use(s) 

Approved 

GFA per 

Special 

Permit 

Appendix I 

GFA 

approved 

in thru 

Design 

Review 

Project Status (i.e., Special 

Permit, Design Review 

Completed, Under 

Construction, Construction 

Completed) 

N 
Residential 394,000 394,0001 Construction Completed.  

Occupied. 

Retail 8,600 8,600 Construction Completed.  
Occupied. 

S Residential 112,398 112,398 Construction Completed.  
Occupied. 

T Residential 242,194 242,194 Construction Completed.  
Occupied. 

JK 
Office/Laboratory 370,000 

Total 351,192 Under construction. 

Retail TBD 14,700 Under construction. 
W Retail 18,000 16,337 Design Review Complete. 

Q1 Retail 17,6752 17,675 
Minor Amendment Approved 
for GFA Increase.  Revised 
Design Review to be submitted. 

L 
Residential 286,000 

Total  Special Permit approval.  
Design Review timing TBD. 

Retail TBD 
(Allowed)  Special Permit approval.  

Design Review timing TBD. 

M 
Residential 208,400 

Total  Special Permit approval.  
Design Review timing TBD. 

Retail TBD 
(Required)  Special Permit approval.  

Design Review timing TBD. 

I 
Residential 390,000 

Total  Special Permit approval.  
Design Review timing TBD. 

Retail TBD  Special Permit approval.  
Design Review timing TBD. 

 

  

                                                 
1 Development of Parcels N, S and T was completed before issuance of Major Amendment No. 6, and, therefore, the revision of Appendix I.  As 

a result, Appendix I reflects the as-built GFA of each of N, S and T. 
2 Increased by Amendment No. 7 (Minor) from 14,000 square feet of GFA to 17,675 square feet of GFA. 
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Phase 1b 

Building Use(s) 

Approved 

GFA per 

Special 

Permit 

Appendix I 

GFA 

approved in 

thru Design 

Review 

Project Status (i.e., Special 

Permit, Design Review 

Completed, Under 

Construction, Construction 

Completed) 

G Office/Laboratory 410,000 451,000 

Special Permit approval.  
Design Review Submitted.  
Design Review completed in 
Boston. 

H Office/Laboratory 375,000 347,600 

Special Permit approval.  
Design Review Submitted.  
Design Review completed in 
Boston. 

EF 

Office/Laboratory 400,000 Total 410,590 
Special Permit approval.  
Design Review submitted in 
Somerville. 

Retail TBD  
Special Permit approval.  
Design Review submitted in 
Somerville. 

C Mixed-Use 348,000  Special Permit approval.  
Design Review timing TBD. 

U Office/Laboratory 320,000  Special Permit approval.  
Design Review timing TBD. 
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Phase 2 

Building Use(s) 

Approved 

GFA per 

Special 

Permit 

Appendix I 

GFA 

approved 

in thru 

Design 

Review 

Project Status (i.e., Special 

Permit, Design Review 

Completed, Under 

Construction, Construction 

Completed) 

A Residential 175,000  Special Permit approval.  
Design Review timing TBD. 

B 
Residential 373,000 

Total  Special Permit approval.  
Design Review timing TBD. 

Retail TBD 
(Allowed)  Special Permit approval.  

Design Review timing TBD. 

D Mixed Use 340,000  Special Permit approval.  
Design Review timing TBD. 

Q2 
Office/Laboratory 147,387 

Total  Special Permit approval.  
Design Review timing TBD. 

Retail TBD 
(Required)  Special Permit approval.  

Design Review timing TBD. 

R 
Mixed Use 148,945 

Total  Special Permit approval.  
Design Review timing TBD. 

Retail TBD 
(Required)  Special Permit approval.  

Design Review timing TBD. 

V 
Residential 199,855 

Total  Special Permit approval.  
Design Review timing TBD. 

Retail TBD 
(Required)  Special Permit approval.  

Design Review timing TBD. 
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Special Permit #179, Condition 19.d. 

Statistical Summary of Dwelling Units Constructed 

Parcel 

Total 

Residential 

Units 

Approved 

GFA 
Use(s) 

All Residential Units 

Studio 1 Bedroom 2 Bedroom 3 Bedroom 

No. 

Units 

Avg. 

SF 

No. 

Units 

Avg. 

SF 

No. 

Units 

Avg. 

SF 

No. 

Units 

Avg. 

SF 

N 355 402,600 Residential 
Retail 74 501 180 732 85 1,030 16 1,392 

S 99 112,398 Residential 0 -- 94 921 5 1,285 0 -- 
T 230 242,194 Residential 40 663 138 878 51 1,044 1 1,923 

JK -- 365,892 Office/Laboratory 
Retail -- -- -- -- -- -- -- -- 

Parcel 

Affordable 

Residential 

Units 

Approved 

GFA 
Use(s) 

Affordable Residential Units1 

Studio 1 Bedroom 2 Bedroom 3 Bedroom 

No. 

Units 

Avg. 

SF 

No. 

Units 

Avg. 

SF 

No. 

Units 

Avg. 

SF 

No. 

Units 

Avg. 

SF 

N 41 402,600 Residential 
Retail 8 516 21 734 10 1,062 2 1,407 

S 12 112,398 Residential -- -- 11 887 1 1,179 -- -- 
T 26 242,194 Residential 4 678 15 834 6 999 1 1,839 

JK -- 365,892 Office/Laboratory 
Retail -- -- -- -- -- -- -- -- 

Issued: March 14, 2018 

1 This chart assumes that these residential properties and affordable units are in compliance with the associated 
affordable housing covenants on record at the Middlesex County Registry of Deeds (Parcel N: Book 61574 Page 
442; Parcel S: Book 45918 Page 224; Parcel T: Book 46408 Page 98).  Additional information regarding these 
properties is available from the Housing Department at CDD.   



Cambridge,  MA
CAMBRIDGE CROSSING -  Parce l  I  Reta i l

PRELLWITZ CHILINSKI ASSOCIATES

A r c h i t e c t u r e  P l a n n i n g  I n t e r i o r s
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l
Approved Masterp lan (Major  Amend #6)
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l
Parcel  I  Overa l l  S i te  P lan

80’40’20’0’

RESIDENTIAL I

PARCEL I OPEN SPACE

LOT C

LOT D

MULTIUSE PATH

NORTHPOINT BOULEVARD

PARCEL Q1PARCEL Q2

N
O

R
T

H
 F

IR
S

T
 S

T

NORTH ST

PARCEL W

BUILDING JK

DAWES ST

P.L.

RETAIL IRETAIL I

3



4

CAMBRIDGE CROSSING -  Parce l  I  Reta i l

150’-220’

120’

85’-65’

65’

35’

Parcel I Retail
+23’

Zoning Height  Envelope
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l

Pavilion in a Park: Madison Park, New York

Building orientation and landscaping create an extension 
of the park across the site

I Open Space

I Residential

Pavilions in a park and plaza: Boston Harbor 
Islands Pavilion

Pavilions in a Park: Hurbanové, Slovakia

Design Precedents

I Retail

The Common
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l

Narrow transparent building floats in the 
landscape: Bergen Fish Market, Norway

Height and transparency creates visual connection 
to surrounding: Mosaic District, Arlington, VA

Transparent east and west facades, along with building orientation, allow 
for visual and physical connection to the plaza and surrounding parks

Varying building height establishes human scale: 
Assembly Row, Somerville MA

Design Precedents
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l

Kiosk and outdoor space bleed: Assembly Row, 
Somerville, MA

Change in building scale with active space 
between: Faneuil Hall, Boston

Buildings create an intimate, active space 
between: Rue Ortolan, Paris, France

Flexible retail space activates the plaza. Continuation of retail plaza 
through parcel I creates visual and physical connection through the site

Design Precedents
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Cambridge Crossing Property Line Site

I

The
Common

Boston
Charlestown

MBTA Maintenance 
Facility

Somerville

Gilmore BridgeI-93

Exist ing Condi t ions
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l
Bui ld ing View East  on North  Point  Boulevard

Rendered image is intended for building design review. Landscaping and entourage in this view are for illustrative purposes only. 
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l
Bui ld ing View East  From Park

Rendered image is intended for building design review. Landscaping and entourage in this view are for illustrative purposes only. 
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l
Bui ld ing View Northwest  on North  Point  Boulevard

Rendered image is intended for building design review. Landscaping and entourage in this view are for illustrative purposes only. 
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16’0’ 32’

Scale: 1”=16’

SIGNAGE - Article 7.16.22: Total of all signs shall not 

exceed 1sf per linear foot of sign frontage. (Building I 

West = 192 sf max, Building I East = 332sf max)

Projecting Signs: 13 sf max, 1 per establishment

Wall Sign: 60sf max or 1sf per foot of frontage

East Building - West Elevation

West Building - West Elevation

East Building - East Elevation

West Building - East Elevation

12’-0”

12’-0”

12’-0”

12’-0”

20’-6”

composite metal panel

ground face cmu base

corrugated metal panel

metal fascia

corrugated 
metal panel

corrugated 
metal panel

ground face 
cmu base

ground face cmu base

metal fascia

ground face cmu base

stained cedar siding

approximate sign location

approximate sign location

approximate location of mech 
equip. w/ louver screen

approximate location of mech 
equip. w/ louver screen

approximate location of mech 
equip. w/ louver screen

approximate sign 
location

approximate sign location

stained cedar siding 
(light)

aluminum storefront

aluminum storefront

wood framed w/ wood trellis

stained wood siding (light)

metal fascia

aluminum storefront

aluminum storefront

15’-6”

15’-6”

15’-6”

0’

0’

0’

0’

S I G N 

S I G N 

S I G N 

S I G N 

stained cedar siding composite metal 
panel

corrugated metal 
panel

stained cedar siding (light)

aluminum storefront 
system

Elevation Key

EastWest

Bui ld ing Elevat ions
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l

16’0’ 32’

Scale: 1”=16’

West Building - South Elevation

East Building - North Elevation

East Building - South Elevation

West Building - North Elevation

15’-6”

12’-0”

0’

corrugated metal panel

composite metal panel

stained cedar siding 
(light)

corrugated metal 
panel

stained cedar siding

stained cedar siding (light) stained cedar siding

metal fasciametal fascia

climbing vines aluminum storefrontclimbing vines

metal fascia painted trim fascia

corrugated metal 
panel

corrugated metal 
panel

aluminum storefront aluminum storefrontground face cmu base ground face cmu base

ground face cmu basealuminum storefront

ground face cmu base

20’-6”

20’-6”

15’-6”

12’-0”

0’

S I G N S I G N 
S I G N 

S I G N 

S I G N 

S I G N S I G N S I G N approximate sign 
location

approximate sign 
location

approximate sign 
location

approximate sign location

Elevation Key

Bui ld ing Elevat ions

EastWest

approximate location of mech 
equip. w/ louver screen

approximate location of mech 
equip. w/ louver screen

approximate location of mech 
equip. w/ louver screen

approximate location of mech 
equip. w/ louver screen
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���� ���16’0’ 32’

Scale: 1”=20’

2

2

PARCEL I RETAIL
GROUND FLOOR GFA: 4,388 SF

PARCEL I RETAIL
GROUND FLOOR GFA: 2,383 SF

PARCEL I RESIDENTIAL

PARCEL I RETAIL TOTAL
TOTAL GFA: 6,771 SF

PARCEL I-2: 17,825 +/- SF

Ground F loor  P lan

1 1
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���� ���

Roof  P lan

20’0’ 40’

Scale: 1”=20’

Solar ready roof

mechanical screen
(approx. location)

mechanical screen
(approx. location)

Solar ready roof

1 1

2

2

PARCEL I RETAIL
PARCEL I RETAIL

PARCEL I RESIDENTIAL
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l

EXTERIOR LIGHTING FIXTURE KEY

C = CATENARY LIGHT
D = DOWNLIGHT

C1

C1

C1 C1

C1

C1

Building Mounted Exterior Lighting

C1 - Suspended dimmable festoon LED lighting with frosted globe lens between east and west retail buildings 

D1 - LED downlight with medium beam distribution mounted at exterior overhangs

All site lighting for Parcel I is being designed to minimize light 
pollution and light trespass. 
Exterior building lighting is mainly focused on the plaza area, 
with the primary concern of pedestrian safety.

Exter ior  L ight ing Plan

D1D1

D1D1

D1D1

PARCEL I RETAILPARCEL I RETAIL

PARCEL I RESIDENTIAL
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Section 1

Section 2

12’-0”

12’-0”

15’-6”

15’-6”15’-6”

20’-6”

0’

0’

1

2

2

1

Section Key

Bui ld ing Sect ions

16’0’ 32’

Scale: 1”=20’

approximate location of mech 
equip. w/ louver screen

approximate location of mech 
equip. w/ louver screen

approximate location of mech 
equip. w/ louver screen
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Si te  p lan

PLAY FOUNTAIN

SAND PLAY

EVENT

PLAZA

4

Exposed Aggregated 
Concrete Pavement, Typ.

Reclaimed Granite 
Seatwall, Typ.

Hubway

Signage, Typ.

Bike Rack, Typ.

Stone Setts,
Typ.

Reclaimed Granite 
Fire Pit

1

2

RESIDENTIAL I

MULTI-USE PATH

RETAIL IRETAIL I

PARCEL I OPEN SPACE

DAWES ST

NORTHPOINT BOULEVARD
Bituminous Concrete 
Pavement, Typ.

Proposed Tree in Decomposed 
Granite Pavement,  Typ.

N
O

R
T

H
 F

IR
S

T
 S

T

+ 30

+ 29

40’20’10’0’

Movable Furniture, Typ.
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In ter im Condi t ion Plan

Outdoor games and activitiesOutdoor reading nook & book shareFood trucks

Examples of Temporary Activation

Temporary hardscaping for 
site activation

Temporary hardscaping for 
site activation
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Area Calculat ions

5

RESIDENTIAL I

MULTI-USE PATH

RETAIL IRETAIL I

PARCEL I OPEN SPACE

DAWES ST

NORTHPOINT BOULEVARD

N
O

R
T

H
 F

IR
S

T
 S

T

40’20’10’0’

Retail I - Area Calculations

17,820 sf +/- Total Parcel Area

  6,730 sf +/- Ground Floor Building Coverage

  4,130 sf +/- Maximum Ground Floor Outdoor Tenant Premises

 6,960 sf       Retail I Open Space; Publicly Beneficial 

10’ 10’

10’

                        Maximum Ground Floor Outdoor Tenant Premises
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Si te  Sect ion

0’ 5’ 10’ 20’

Retail PlazaCommunity Path

Planting 

Zone

Street 

Parking

Bike 

Lane
Buffer

40’-0”14’-0”6’-6”7’-0”5’-6” 4’-0”

RETAIL I

RESIDENTIAL I

NORTHPOINT

BOULEVARD

P
.L

.

TC 29.60
30.40

P
.L

.

B
U

IL
D

 T
O

 L
IN

E

B
U

IL
D

 T
O

 L
IN

E

Exposed Aggregate 
Concrete Pavement, Typ.

Compacted Subgrade

Proposed 
Landscape Tree

Bituminous Concrete 
Pavement, Typ.

Planting Soil

Proposed Street 
Tree, Typ.

Movable Furniture, 
Typ.

Movable Umbrella, 
Typ.
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View Northeast  on North  Point  Boulevard

Rendered image is intended for landscape and plaza design review. As a result of the proposed landscape density, views of the building design may be obscured.
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CAMBRIDGE CROSSING -  Parce l  I  Reta i l
View Northwest  a long Reta i l  P laza  I

Rendered image is intended for landscape and plaza design review. As a result of the proposed landscape density, views of the building design may be obscured.
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Si te  Mater ia ls  and Furni ture

Stone Setts Pavement Exposed Aggregate Concrete Pavement Decomposed Granite Pavement

Bench

Concrete Pavement

Backless Bench Movable Tables and Chairs Movable Umbrella

Reclaimed Granite Block Seatwalls Bike RackPlanter, Clustered Trash ReceptaclePlanter, Linear

9
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Street  and Landscape Trees

Platanus x acerifolia

London Plane Tree “Bloodgood”

Acer x freemanii ‘Autumn Blaze’

Freeman Maple

Gymnocladus dioicus ‘Espresso’ 

All street trees are included in the City of Cambridge recommended species list.

Quercus bicolor

Swamp White Oak

Styphnolobium japonicum

Scholar Tree

Gleditsia triacanthos var. inermis

Honey Locust “Skyline”

10
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Scale: 1”=40’ Trash

Loading

Loading Diagram

I RETAIL I RETAIL

I RESIDENTIALI RESIDENTIAL



27

CAMBRIDGE CROSSING -  Parce l  I  Reta i l

9:00 AM

9:00 AM

SHADOW STUDY: MARCH 21ST

SHADOW STUDY: JUNE 21ST

12:00 PM

12:00 PM

3:00 PM

3:00 PM

Shadow Studies
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9:00 AM

9:00 AM

SHADOW STUDY: SEPTEMBER 21ST

SHADOW STUDY: DECEMBER 21ST

12:00 PM

12:00 PM

3:00 PM

3:00 PM

Shadow Studies
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Transi t ioning to  Net  Zero
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Zoning Map: NP/PUD6 according to Northpoint Business, Office, and Residential District. See Article 13 for PUD-6 Regulations 
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Compl iance wi th  NorthPoint  Design Guidel ines

Check
39 3.1 Open spaces All open spaces will be open to the public and designed to encourage 

public use. Open spaces including NorthPoint Common will be designed to 
support, enhance, and balance the commercial and residential 
development at NorthPoint. 

The Retail I Plaza is open to the public and designed to 
encourage public use. The plaza supports the surrounding 
retail uses in the pavilions and on the ground floor of 
residential Building I.

39 3.1 Open spaces The provision of open spaces of diverse size and use is encouraged to 
enhance the public environment at NorthPoint. All open spaces at 
NorthPoint shall be designed to be public in nature, creating an open 
environment that the public can easily identify that is welcoming for 
everyone's use. 

The Plaza is one of the most urban spaces at the center of 
Cambridge Crossing. It is highly visible, with an open civic 
character, a robust paved surface, canopy trees to provide 
shade and a combination of fixed and moveable furniture.

39 3.1 Open spaces The provision of an interconnected series of open spaces is encouraged to 
provide connections both to neighborhoods and within NorthPoint so as to 
promote pedestrian movement. 

The Plaza provides a central pedestrian connection between 
the Common and First Street to the east, Park I to the west 
and the Community Path to the south.

39 3.1 Open spaces Open spaces shall be visible and accessible from public streets. Direct sightlines and multiple points of access are provided 
from First Street, NorthPoint Boulevard and adjacent open 
spaces.

39 3.1.1 Open space programming Plaza: Cafes, Retail, Markets, Public Events, Seating, Water Features, 
Gathering, People Watching.

The Plaza and the Common will accommodate retail spaces, 
sitting and gathering areas for larger formal and informal 
events for a variety of users.

42 3.1.3 Plazas The Retail Square will be the heart of NorthPoint, and should be designed 
to become a vibrant public gathering place, where open space, retail 
activities, and public events come together. The Retail Square is the point 
at which the First Street corridor and the east-west open space spine and 
Community Path cross each other, and clear pedestrian connections and 
lines of sight should be encouraged to facilitate pedestrian movement 
between the two. The retail Pavilions should be configured to promote 
activation of the public plaza and park spaces through restaurant and cafe 
terraces, and activity areas. Tree and built shade structures are 
encouraged to create a strong green connection, and a comfortable micro-
climate during the summer months. Great care should be taken in the 
design of plazas and paths to minimize the potential for unsafe conflicts 
between vehicles, pedestrians and cyclists. 

The Retail Plaza is a vibrant gathering place, with accessible 
connections from all sides. The design encourages free 
pedestrian flow from the streets to the plaza with strong 
connections to the Common and the First Street corridor. The 
retail pavilions and the plaza promote active public use 
through their flexible design and shade provided by 
architectural canopies, trees and moveable shade structures.

52 3.2.3 NorthPoint Boulevard Street trees will be planted on both sides of the street where possible, and 
the design of the Community Path should be handled as a part of the 
street and sidewalk section of NorthPoint Boulevard, and should meet the 
standards required for buffers and signage.

The Retail Building, landcape elements and signage are 4' 
from the edge of the Community Path, providing the required 
buffer.
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GUIDING PRINCIPLES
These criteria provide guidelines for the design of tenant 

signage to ensure high standards of design quality that 

enhances the Northpoint neighborhood and conveys the 

Tenant’s identity. Tenants are encouraged to use high 

quality materials and lighting in creative ways that enliven 

the streetscape. Individual brand identity, colors, and 

logos are encouraged. All tenant designs must be sub-

mitted for review by DivcoWest, their retail master plan 

architect, and the base building architect, in conformance 

with applicable requirements.

SIGNAGE CRITERIA
See building elevations for extent of allowable signage.

All tenant signage is subject to review and approval by 

the City of Cambridge.

PREFERRED SIGNAGE TYPES AND AREAS

Projecting Signs: 6 sf maximum area per side; 1 sign al-
lowed per ground floor establishment; 1 sign allowed at a 
public building entrance not serving a ground floor establish-
ment.

Wall Signs: 1 sf per linear foot of tenant frontage, 60 sf 
maximum. 20 feet maximum height above grade, provided it 
is below the sill line of the second floor windows or the lowest 
point of the roof, whichever is less.

Window Graphics are considered Wall Signs per Cam-
bridge Zoning Ordinance. 

Awning Signs: Graphics are encouraged on tenant 
installed canopies. All graphics must comply with City of 
Cambridge area requirements. 
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Signage Design Guidel ines

NOTE: All tenant signage is subject to review and 

approval by the City of Cambridge.

SIGNAGE ILLUMINATION
Preferred:

Preferred: Exterior gooseneck-type lighting of individu-
al lettering. Continuous strip lighting is not allowed.

Preferred: Halo-illumination: individual reverse chan-
nel letters with lighting concealed inside the letter, casting 
light behind the letter against an opaque sign panel of wall 
surface. 

Preferred: Internally illuminated individual 
transluscent letters with opaque sides. Lighting to be 
mounted inside each individual letter. See Zoning Article 7 for 
additional requirements.
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DISPLAY ZONE
The fi rst six feet of a retail tenant’s space shall be a 

display zone with creative displays that showcase their 

brand identity. Merchandising racks and fi xtures are not 

permitted within the display zone. Lighting that highlights 

the displays shall be provided within the zone. Lighting 

shall be on a timeclock and must be illuminated during 

hours determined by the landlord. 

A display zone showcases tenant’s identity and 
enlivens the streetscape.

INTRODUCTION
Tenant design guidelines are intended to 

encourage a high level of design and placemaking 

for the neighborhood and maximize visibility 

and identity for tenants. All tenant designs 

must be submitted for review by DivcoWest, 

their retail master plan architect, and the base 

building architect, in conformance with applicable 

requirements.

AWNINGS
Awnings and canopies are strongly encouraged 

by all tenants to provide character and variety to 

the streetscape, increase indentity of retailers, and 

cover pedestrians from inclement weather. 

STOREFRONT AND SURROUND
Tenants are encouraged to design and construct 

a creative storefront and surround in accordance 

with their individual brand identity. The specifi c 

limits of design work will be indicated in each 

tenant’s Lease.

Well-designed and detailed storefronts and surrounds 
are encouraged.

Awnings and canopies add to tenant identity and 
create protection for pedestrians and diners.

Storefront and surround materials should be high 
quality, low maintenance, and durable. Storefronts 
should maximize the amount of clear glazing and 
display space. Storefront glazing should have a 
minimum 6” high durable/impact resistant base. 
Recessed entries are encouraged.

Tenants in multi-story buildings must incorporate 
ventilation louvers into their storefront design.

Awnings should not extend below 9’-0” above the 
sidewalk and should project a minimum of 3’-0” and 
a maximum of 5’-0” from the building face. Tenant 
identity color and graphics are encouraged. Awning 
material may be fabric, metal or glass. Awnings 
should not have vertical sides.

Genera l  Design Guidel ines

NOTE: All tenant signage is subject to review and 

approval by the City of Cambridge.
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SUMMARY 

The following document provides the preliminary results for the Pedestrian Wind Study conducted for the 

proposed Northpoint – Parcel I (Project) located in Cambridge, Massachusetts. The project site, photographs of 

the wind tunnel study model and the wind statistics recorded at the Boston Logan International Airport used in 

the study are shown in Images 1, 2, and 3, respectively. The RWDI Pedestrian Wind Criteria, which deal with both 

pedestrian safety and comfort as they relate to wind force, are also described to assist with the interpretation of 

the results presented. 

The predicted wind comfort and safety conditions pertaining to the site configuration assessed are graphically 

depicted on a site plan in Figures 1 through 3. These conditions and the associated wind speeds are presented in 

Table 1. The following configuration was tested: 

- Future Configuration: Parcel I in the presence of existing and future surrounding buildings, including 

existing and future landscaping  

While referring to the RWDI Pedestrian Wind Criteria description that follows, we encourage the design team to 

review the results and assess them against the intended pedestrian usage at specific locations.  If there are 

locations where improved conditions are desired, the RWDI team is prepared to discuss and suggest conceptual 

wind control strategies.  Additional commentary regarding background on wind flow patterns, wind comfort 

levels, and any further recommendations for wind control measures to help moderate wind activity in areas of 

high wind activity will be presented within the final report. Prior to issuing the report, we suggest that we have a 

teleconference to go over the results and discuss the types/locations/feasibilities of possible wind control 

measures.  
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Image 1: Site plan – Aerial view of site and surroundings (courtesy of Google™ Earth) 

 

  

 

  

Image 2: Wind tunnel study model - proposed configuration 
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Summer (May – October) Winter (November – April) 

 
 

 Wind Speed 

(km/h) 

Probability (%) 

Summer Winter 
 Calm 2.5 2.1 

 1-5 7.5 5.6 

 6-10 35.3 27.0 

 11-15 34.8 31.7 

 16-20 15.1 20.9 

 >20 4.8 12.6 

Image 3: Directional distribution of winds approaching Boston Logan International Airport from 1987 to 2017 
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RWDI PEDESTRIAN WIND CRITERIA  

The RWDI pedestrian wind criteria are used in the current study.  These criteria have been developed by RWDI 

through research and consulting practice since 1974.  They have also been widely accepted by municipal 

authorities as well as by the building design and city planning community.  

RWDI Pedestrian Wind Criteria 

Comfort 

Category 

GEM Speed 

(mph) 
Description 

Sitting < 6 
Calm or light breezes desired for outdoor restaurants and seating areas 

where one can read a paper without having it blown away 

Standing < 8 
Gentle breezes suitable for main building entrances, bus stops, and other 

places where pedestrians may linger 

Strolling < 10 
Moderate winds that would be appropriate for window shopping and 

strolling along a downtown street, plaza or park  

Walking < 12 
Relatively high speeds that can be tolerated if one’s objective is to walk, run 

or cycle without lingering 

Uncomfortable > 12 
Strong winds of this magnitude are considered a nuisance for all pedestrian 

activities, and wind mitigation is typically recommended 

Notes: 

(1)  Gust Equivalent Mean (GEM) Speed = max (mean speed, gust speed/1.85); and; 

(2)  GEM speeds listed above based on a seasonal exceedance of 20% of the time between 6:00 and 23:00. 

Safety Criterion 
Gust Speed 

(mph) 
Description 

Exceeded > 56 
Excessive gust speeds that can adversely affect a pedestrian's balance and 

footing. Wind mitigation is typically required. 

Notes:  

Based on an annual exceedance of 9 hours or 0.1% of the time for 24 hours a day. 

 

A few additional comments are provided below to further explain the wind criteria and their applications.   

• Both mean and gust speeds can affect pedestrian comfort and their combined effect is typically 

quantified by a Gust Equivalent Mean (GEM) speed, with a gust factor of 1.85. 

 

• Instead of standard four seasons, two periods of summer (May to October) and winter (November to 

April) are adopted in the wind analysis, because in a cold climate such as that found in Cambridge, there 

are distinct differences in pedestrian outdoor behaviors between these two time periods.  
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• Nightly hours between midnight and 5 o’clock in the morning are excluded from the wind analysis for 

comfort since limited usage of outdoor spaces is anticipated, while wind safety analysis is conducted for 

a 24-hour period. 

 

• A 20% exceedance is used in these criteria to determine the comfort category, which suggests that wind 

speeds would be comfortable for the corresponding activity at least 80% of the time or four out of five 

days. 

 

• Only gust wind speeds need to be considered in the wind safety criterion. These are usually rare events, 

but deserve special attention in city planning and building design due to their potential safety impact on 

pedestrians.    

 

These criteria for wind forces represent average wind tolerance.  They are sometimes subjective and regional 

differences in wind climate and thermal conditions as well as variations in age, health, clothing, etc. can also affect 

people's perception of the wind climate.  Comparisons of wind speeds for different building configurations are 

the most objective way in assessing local pedestrian wind conditions. 
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TABLE

Table 1:  Pedestrian Wind Comfort and Safety Conditions 

Speed 

(mph)
Rating

Speed 

(mph)
Rating

Speed 

(mph)
Rating

1 Proposed 8 Standing 10 Strolling 39 Pass

2 Proposed 7 Standing 8 Standing 35 Pass

3 Proposed 6 Sitting 6 Sitting 25 Pass

4 Proposed 7 Standing 7 Standing 32 Pass

5 Proposed 9 Strolling 10 Strolling 44 Pass

6 Proposed 9 Strolling 10 Strolling 42 Pass

7 Proposed 7 Standing 8 Standing 35 Pass

8 Proposed 6 Sitting 7 Standing 33 Pass

9 Proposed 10 Strolling 11 Walking 45 Pass

10 Proposed 9 Strolling 12 Walking 45 Pass

11 Proposed 10 Strolling 12 Walking 43 Pass

12 Proposed 7 Standing 9 Strolling 35 Pass

13 Proposed 6 Sitting 8 Standing 30 Pass

14 Proposed 6 Sitting 7 Standing 28 Pass

15 Proposed 9 Strolling 11 Walking 41 Pass

16 Proposed 7 Standing 7 Standing 33 Pass

17 Proposed 8 Standing 8 Standing 39 Pass

18 Proposed 8 Standing 10 Strolling 35 Pass

19 Proposed 7 Standing 9 Strolling 34 Pass

20 Proposed 7 Standing 8 Standing 34 Pass

21 Proposed 9 Strolling 10 Strolling 43 Pass

22 Proposed 8 Standing 9 Strolling 44 Pass

23 Proposed 7 Standing 8 Standing 34 Pass

Location Configuration

Wind Comfort Wind Safety

Summer Winter Annual
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TABLE

Table 1:  Pedestrian Wind Comfort and Safety Conditions 

Speed 

(mph)
Rating

Speed 

(mph)
Rating

Speed 

(mph)
Rating

Location Configuration

Wind Comfort Wind Safety

Summer Winter Annual

24 Proposed 7 Standing 7 Standing 29 Pass

25 Proposed 8 Standing 9 Strolling 37 Pass

26 Proposed 8 Standing 8 Standing 37 Pass

27 Proposed 8 Standing 8 Standing 39 Pass

28 Proposed 7 Standing 8 Standing 30 Pass

29 Proposed 7 Standing 8 Standing 32 Pass

30 Proposed 6 Sitting 7 Standing 27 Pass

31 Proposed 6 Sitting 6 Sitting 24 Pass

Summer May - October

Winter November - April ≤ 6 Sitting ≤ 56 Pass

7 - 8 Standing > 56 Exceeded

Proposed 9 - 10 Strolling

11 - 12 Walking

> 12 Uncomfortable

0:00 - 23:00 for safety

Configurations

With the proposed development and future surroundings

Seasons Hours Comfort Speed (mph) Safety Speed (mph)

6:00 - 23:00 for comfort (20% Seasonal Exceedance) (0.1%  Annual Exceedance)
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LOT I-2
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Final signed/sealed plan to
be submitted at a later date.


