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Reservoir Corporate Center F 508.366.4391 
144 Turnpike Road www.bealsandthomas.com 
Southborough, MA 01772-2104 Regional Office:  Plymouth, MA 

June 26, 2017 

Mr. H. Theodore Cohen, Chair 
Cambridge Planning Board 
344 Broadway  
Cambridge, MA 02139 

Via: Hand Delivery 

Reference: North Point Parcel Q1 Design Review, Request for Minor Amendments, and 
Approval of Revised Subdivision Plan  
PB #179 
Cambridge, Massachusetts 
B+T Project No. 2084.02 

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 and Requests for Minor Amendments as 
follows: 

 Design Review for Parcel Q1
 Revised Subdivision Plan for Parcel Q1 and Adjacent Parcels Q2 and R
 Minor Amendment for Parcel Q1
 Minor Amendment for Timing of Land/Museum Traffic Mitigation Requirements

Parcel Q1 Design Review 
The proposed development of Parcel Q1 (the Site), which is part of the larger NorthPoint 
development, is the construction of a 17,675 sf retail and office building.  The proposed structure 
on Parcel Q1 is located entirely within Cambridge.  

As shown on the master plan included as part of this Application, the Site is bounded by North 
First Street to the east, North Point Boulevard to the north, Parcel Q2 to the west, and the future 
Green Line Extension to the south.  The attached application is submitted in accordance with 
Special Permit #179 (through Major Amendment #6), Condition 10, and the City of Cambridge 
filing requirements for Large Project Review, pursuant to Section 19.43 of the City of Cambridge 
Zoning Ordinance (the Ordinance).   

The Site is currently undeveloped vacant land.  It is one of twenty (20) building parcels in the 
NorthPoint mixed-use development.  To date, condominium buildings on Lot S and Lot T, a rental 
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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 in NorthPoint.  In addition, Parcel JK has gone through Design Review in Cambridge 
and Somerville, building permits have issued in both cities for, and construction activities have 
commenced on, said Parcel.  The surrounding roadway network was approved by the Planning 
Board on September 2, 2016, as part of Major Amendment #6, and is currently undergoing 
construction preparation. Most recently, the Applicant has submitted a Design Review Application 
for two small retail buildings on Block W, adjacent outdoor covered tenant space and Publicly 
Beneficial Open Space. 

Revised Subdivision Plan for Parcel Q1 and Adjacent Parcels Q2 and R 
As part of its existing land exchange agreement with the MBTA, DivcoWest has recently 
purchased land from the MBTA along Monsignor O’Brien Highway.  The purchase allows Parcel 
Q1, which had been limited to land previously owned by DivcoWest, to be right-sized for retail.  
Increasing the size of Parcel Q1, as well as the purchase of land from the MBTA, necessitates 
revisions to the size and shape of Parcels Q1, Q2 and R. 

 A revised Subdivision Plan, entitled “Plan of Land NorthPoint in Cambridge and Somerville 
(Middlesex County) and Boston, MA (Suffolk County)” dated June 12, 2017, and prepared by 
Beals & Thomas, Inc., is submitted as part of this application, for approval by the Planning Board 
for the re-parcelization of Parcels Q1, Q2, and R and the portion of North First Street between 
North Point Boulevard and Monsignor O’Brien Highway, all as detailed on the aforementioned 
Plan.  The proposed modifications to the above-referenced Parcels will permit for developments 
on more regularly shaped parcels and allow for greater retail frontage on adjoining roadways in 
order to ensure the retail presence on the Site can effectively activate the retail not only on the Site, 
but be substantial enough to draw NorthPoint residents, works and guests across North First Street 
even before the new MBTA Lechmere Station and adjoining Green Line Viaduct Project is 
completed and operating. 

The Parcel Q1 Building contains approximately 17,675 square feet gross floor area (GFA).  The 
proposed building is two stories and approximately 42 feet in height.  The Site will contain a total 
of approximately 2,480 square feet of Open Space.  No on-site parking is proposed for Parcel Q1.  
The proposed building on Parcel Q1 will contain approximately 8,108 square feet (GFA) of 
ground-floor retail and 9,567 square feet (GFA) of office space, above the retail.  A short-term 
curbside delivery area is provided on the southern side of North Point Boulevard.   

Request for Minor Amendment for Parcel Q1 
As part of this filing, the Applicant is respectfully requesting a minor modification to the Special 
Permit to increase the amount of allowable GFA on the Site from 14,000 square feet to 17,675 
square feet.  The Site works in concert with Blocks W, I, N and R to create a strong retail core 
along North First Street, which, pursuant to Condition 12.c.(iv.) of the Special Permit is to contain 
at least 75,000 square feet of retail in the aggregate.  The Planning Board determined that amount 
of retail to be essential for the at-grade environment “to be attractive and lively and inviting to 
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pedestrians from within and without the district”.  This retail core serves the important goal of 
connecting and the public open space in North Point Common through the site’s main east/west 
corridor – through Block W, across North First Street to the Site and the New MBTA Station, and 
through the plaza and park on Block I.  The delay in the construction of the New MBTA Station 
and Green Line Extension has caused a delay in the Applicant’s ability to fully develop the retail 
on the southerly side of North Point Boulevard.   By reconfiguring the Site (as more specifically 
set forth on the enclosed Subdivision Plan) to provide for a more regularly shaped lot at Q1, the 
Applicant can realize for a greater footprint in order to construct a meaningful retail presence in 
this critical activation area prior to the completion of the New MBTA Station, and avoid some of 
the impacts to the overall NorthPoint Development caused by the delay in the completion of such 
Station. 

The reallocation changes will maintain that core of retail and active uses along North First Street 
and allow the Applicant to move forward with creating a vibrant retail center, despite the delay in 
the MBTA’s construction of the New MBTA Station.  The shift in retail GFA does not increase 
or decrease the amount of retail in the overall NorthPoint Development. A revised Exhibit A 
to the Special Permit is included herewith that takes into account the requested GFA increase.  The 
increased retail space will not result in an overall increase in the maximum commercial 
and/or retail GFA permitted in the North Point Development.  The Applicant will make 
adjustments to the non-residential GFA of other Blocks to account for the proposed increase as the 
Applicant submits such Blocks to the Planning Board for Design Review.  The Applicant has 
included with this submission a revised Appendix I to the Special Permit reflecting the change in 
the maximum GFA permitted for Block Q1. 

Minor Amendment for Timing of Land/Museum Traffic Mitigation Requirements 
In addition to the above, the Applicant hereby requests, as part of this application, a minor 
amendment to Special Permit #179 requesting a deferral of the timing of the improvements of the 
Monsignor O’Brien Highway/Land Boulevard and Charles River Dam Road/Museum Way 
intersections until the end of any detour, and that these improvements be undertaken in connection 
with Phase 2 of the NorthPoint project.  This minor amendment is being requested as a result of a 
delay to State-controlled infrastructure projects. 

More specifically, the Special Permit requires that improvements be made, prior to the first 
certificate of occupancy in Phase 1B of the Project, to (a) Land Boulevard and MOB, and (b) the 
MOB/Land Boulevard and Charles River Dam Road/Museum Way intersections.  See Appendix 
II, Section 6.c.(i) regarding “[p]roposed improvements to Land Boulevard and MOB and Appendix 
II, Section 6.c.(iii)(a) regarding “pavement marking improvements and signal timing changes with 
equipment improvements where deemed necessary.”  The applicable sections of above-referenced 
roadways are under the control of the Massachusetts Department of Transportation (“MassDOT”) 
and the Massachusetts Department of Conservation and Recreation (“DCR”).  They are currently 
being used as part of the detour route for MassDOT’s delayed Longfellow Bridge reconstruction, 
and will also be used as part of the detour route for the planned North Washington Street Bridge 
work, following the completion of the Longfellow Bridge work.  MassDOT and DCR have 
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informed the Applicant that the above intersection work cannot be undertaken until the bridge 
work is complete and the detours have ceased.   

Because of that delay, the Applicant requests approval to defer the timing of the improvements to 
Land Boulevard and MOB as well as the improvements of the MOB/Land Boulevard and Charles 
River Dam Road/Museum Way intersections until the end of any detour and that those 
improvements be undertaken in connection with Phase 2 of the Project.  If the state infrastructure 
projects are not completed before the Applicant starts Phase 2 of the Project, the Applicant may 
satisfy the Special Permit condition by funding a force account in the amount necessary to pay for 
the costs of the intersection improvements, as such amounts are determined by The City of 
Cambridge Traffic, Parking and Transportation Department in consultation with the City of 
Cambridge Department of Public Works.  With regard to the intersection improvements contained 
in Section 6.c.(iii)(a), the Applicant also hereby requests that the Planning Board authorize TPTD 
to (a) determine the nature and timing of the above intersection improvements, and when the same 
may be permitted by MassDOT and DCR, or (b) in the event that the state infrastructure projects 
are not completed in time for the Applicant to complete the intersection improvements prior to the 
first Certificate of Occupancy for Phase 2 of the Project, designate a different intersection(s) in 
which the Applicant can make comparable intersection improvements in satisfaction of said 
requirements. 

DivcoWest is otherwise not proposing a change to the Project itself or to any other traffic 
mitigation requirements with this proposed Minor Amendment.  Rather, DivcoWest is 
proceeding with other required roadway infrastructure improvements in accordance with the 
Special Permit.   

As part of the attached application, we have submitted 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;
 Cross-sections of Floor Plans;
 Architectural Elevations;
 A Zoning Compliance Summary;
 Wind Study;
 Acoustical Report and Noise Mitigation Narrative;
 Preliminary Signage Plan;
 Compliance Checklist – Zoning Ordinance and NorthPoint Design Guidelines;
 Materials showing cross-sections of abutting streets;
 Building and site model, at a scale of one inch to 40 feet, inserted into a larger model

encompassing the entire Development Parcel;
 LEED© compliance checklist;
 Shadow study;
 Exterior lighting plan depicting site, façade, and rooftop lighting;
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 Subdivision Plan, previously approved by the Cambridge Planning Board;   
 Revised Subdivision Plan showing the re-parcelization of Parcels Q1, Q2, and R; 
 Updated Exhibit A to the Special Permit to depict re-parcelization of Parcels Q1, Q2 and 

R;  
 Phase 1B Traffic Mitigation Minor Amendment Request; and 
 Revised Appendix I to the Special Permit.  

 
There are no changes proposed to the approved uses or massing 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 NorthPoint team is excited to meet with the Planning Board to review and discuss the proposed 
project.  Thank you for your consideration of this application.   
 
Very truly yours, 
 
BEALS AND THOMAS, INC. 
 
 
 
John P. Gelcich, AICP 
Senior Planner 
 
JPG/jyb/208402LT082 
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NORTHPOINT -  Parce l  Q1
Approved Masterp lan (Major  Amend #6)
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Framed glass facade engages public: Municipal 
Building, Roxbury MA

Transparency on street edge: James Beard 
Public Market, Portland OR

Framed glass facade: Pavilion Park, Seattle WA

Cambridge Public Library Boston Public Library

Design Precedents

Transparent facade along the east facade engages the public realm 
and creates a visual connection from the Train Station, North First St 

and Northpoint Boulevard
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Digital transit information board

Digital wayfinding. 
Canary Wharf, London

Public engagement activity. 
Cambridge, MA

Wayfinding mural. Baltimore MD Pedestrian wayfinding. United Kingdom

Solid wall on south facade for public engagement to the station 
plaza. Opportunity for wayfinding, neighborhood directory, art

Publ ic  Engagement  Precedents
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Exist ing Si te  Condi t ions

NorthPoint Property Line Site
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Bui ld ing View Northwest  f rom Parcel  R

Rendered image is intended for building design review. Landscaping and entourage in this view are for illustrative purposes only. 
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Bui ld ing View f rom Parcel  I -2  Reta i l

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

View Northeast  Across North  F i rs t  St reet
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Bui ld ing Elevat ions

South Elevation

stained cedar siding

composite metal 
panel

ground face cmu

aluminum storefront 
system

12’-0”

20’-0”

35’-0”

40’-0” top of parapet

0’ ground floor slab

stained cedar siding

aluminum storefront

composite metal panel

louvers

ground face cmu

12’-0”

20’-0”

40’-0” top of parapet

0’ ground floor slab

East Elevation

composite metal panellouvers

ground face cmu

aluminum storefront

SIGNAGE - Article 7.16.22: Total of all signs shall not 

exceed 1sf per linear foot of frontage. 

Projecting Signs: 13 sf max, 1 per establishment

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

S I G N 

S I G N 
approximate sign location

awning zone

awning zone

zone for potential public engagement 
(wayfinding; neighborhood directory; art)

approximate sign location

Elevation Key
20’0’ 40’

Scale: 1”=20’
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Bui ld ing Elevat ions

North Elevation

composite metal panelspandrel glass

glass canopy

composite metal panel

aluminum storefront

aluminum storefront

stained cedar siding

stained cedar siding

loading bay

ground face cmu

ground face cmu

S I G N 

S I G N S I G N approximate sign location

awning zone

approximate sign location

12’-0”

12’-0”

20’-0”

20’-0”

40’-0” top of parapet

40’-0” top of parapet

35’-0”

35’-0”

0’ ground floor slab

0’ ground floor slab

West Elevation

Elevation Key
20’0’ 40’

Scale: 1”=20’
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Ground F loor  P lan
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20’0’ 40’

Scale: 1”=20’

AREA CALCULATIONS

GROUND FLOOR GFA: 8,108 SF
SECOND FLOOR GFA: 9,567 SF

TOTAL GFA: 17,675 SF

Long term bike storage. 
Min. capacity: 4 bikes

warning system for truck 
loading

Elevator 
machine room

Water Elec.

Elev.
Office 
LobbyTrash / Loading

1 1

2

2
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Second F loor  P lan

���

��

��

�

�

� 	

�




� � 


�
�
��
��
�
�

�������� �������� �������� ��������

���������

�
�
��
��
�
�

�
�
��
��
�
�

�
�
��
��
�
�

���

20’0’ 40’

Scale: 1”=20’

AREA CALCULATIONS

GROUND FLOOR GFA: 8,108 SF
SECOND FLOOR GFA: 9,567 SF

TOTAL GFA: 17,675 SF

1 1

2

2

Elev.
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Roof  P lan

20’0’ 40’

Scale: 1”=20’

1 1

2

2

Solar ready roof area

Future potential mechanical area, if 
required by tenant, will be subject to 

design review

mechanical
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���

EXTERIOR LIGHTING FIXTURE KEY

D = DOWNLIGHT
P = POLE LIGHT
W = WALL MOUNTED

Building Mounted Exterior Lighting

D1 - Recessed LED downlights (dimmable) with medium 
beam distribution on underside of roof overhang

W1 - Wall bracketed, small profile, dimmable, linear LED 
wallwash with glare control

P1 - Street Light location

E1 - Egress Light
W1 

D1 P1 

P1 P1 P1 

E1 E1 E1 

E1 E1 

E1 

E1 

D1 

D1 

D1 

D1 

All site lighting for Parcel Q1 is being designed to 
minimize light pollution and light trespass. 

Exter ior  L ight ing Plan

20’0’ 40’

Scale: 1”=20’
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Section 2

Section 1Section Key

20’0’ 40’

Scale: 1”=20’
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PARCEL Q1
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 N
O

R
T

H
 F

IR
S

T
 S

T
R

E
E

T

Stone Setts Pavement, Typ.

Bench, Typ.

Trash/Recycling

Receptacles, Typ.

Bituminous Concrete 

Pavement, Temporary 

Condition.

Concrete 

Pavement, Typ.
Proposed Street 

Tree, Typ.
Bike Rack, Typ. Exposed Aggregate 

Concrete Pavement, Typ.

L
.L

.O
.W

./
P.

L
.

L.L.O.W./P.L

L.L.O.W. 

P.L.

P.
L

.

L
.L

.O
.W

.

B
B

’

A A’

Si te  P lan



18

NORTHPOINT -  Parce l  Q1

PARCEL Q1
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Parcel Q1 - Area Calculations

14,800 sf +/- Total Parcel Area

  9,680 sf +/- Ground Floor Building Coverage

  2,640 sf +/- Maximum Ground Floor Outdoor Tenant Premises

  2,480 sf         Parcel Q1 Open Space; Publicly Beneficial 

                    Maximum Gr

Area Calculat ions
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SECTION A - A’ (Streetscape conforms with design guidelines dated October 11, 2016) KEYPLAN
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SECTION B - B’ (Streetscape conforms with design guidelines dated October 11, 2016) KEYPLAN
Scale: 1”=10’-0” NTS

NorthPoint 
Blvd7’6’ 5’-6”

Activity
Zone 

PL

P
L

Street 
Parking

Planting
Zone 

Bike 
Lane

B
u

ild
 to

 L
in

e

P
a

rc
e

l B
o

u
n

d
a

ry

B
B

’

PARCEL Q1

PARCEL Q1

Si te  Sect ions



21

NORTHPOINT -  Parce l  Q1

PARCEL Q1

FUTURE GREEN LINE

ABOVE

PARCEL Q2

BUS TURN

AROUND

AREA

NORTHPOINT BOULEVARD
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*NOTE: Lechmere Station Plaza Illustrative Plan - Provided for General Context.

STATION PLAZA

0 10’ 40’20’

N

Lechmere Stat ion Plaza  -  Subject  to  Future  Design Review Submission
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Rendered image is intended for landscape design review. As a result of the proposed landscape density, views of the building design may be obscured.

Plaza  and Streetscape View f rom Parcel  I -2  Reta i l
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Rendered image is intended for landscape design review. As a result of the proposed landscape density, views of the building design may be obscured.

Plaza  and Streetscape View f rom North  F i rs t  St reet
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Stone Setts Pavement Exposed Aggregate Concrete Pavement

Concrete Pavement

Decomposed Granite Pavement

Si te  Mater ia ls
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Bike Rack Trash Receptacle 

Backless Bench

NorthPoint Bench

Si te  Furni ture
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Gymnocladus dioicusPlatanus x acerifolia

London Plane Tree

Styphnolobium japonicum

Japanese Pagoda Tree

Gleditsia triacanthos var. inermis

Honey Locust

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

Street  Trees
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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



31

NORTHPOINT -  Parce l  Q1
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SHADOW STUDY: SEPTEMBER 21ST
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Northpoint - Parcel Q - Cambridge, MA

Pedestrian Wind Comfort Conditions

Summer (May to October, 6:00 to 23:00)

Grade Level

SENSOR LOCATION:

Strolling

Standing

Sitting

COMFORT CATEGORIES:

LEGEND:

Uncomfortable

Walking

PARCEL Q

10

9

15

72

71
12

13

11

16

14

8

6

4

2

1

7

5

3

37

36

35

Monsignor O'Brien Highway

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. 

 

Wind Study

1
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June 7, 2017

Mark Eclipse, AIA, LEED AP
221 Hampshire Street 
Cambridge, MA 02139

Subject: Northpoint Parcel Q1 Building – Noise Compliance for Outdoor Mechanical 

Dear Mark, 
This letter presents our review of noise emissions from the proposed retail and office building at parcel 
Q1, located within the Northpoint development in Cambridge.   

The Parcel Q1 building will be two stories, with retail on the ground floor with office space above.  Noise 
from outdoor mechanical equipment must comply with the City of Cambridge and MassDEP noise 
regulations outlined below.  This mechanical equipment is not included in the base building design 
package, but will be provided as part of tenant fitup.  The developer (DIVCO) intends to make sure that 
tenant mechanical systems are compliant with the noise regulations.

MassDEP Noise Regulation

Our noise monitoring at the site found that the lowest overnight sound levels were 53 dBA.  Based on 
this, the allowable limit under the MDEP noise regulation would be 63 dBA.   The Cambridge noise 
regulation is more stringent, so a noise design that meets the Cambridge limits for a residential zone will 
also meet the MassDEP regulations.

Cambridge Noise Control Ordinance

Table 8.16.060E of the Ordinance (reproduced below) shows A weight and octave band limits for 
different zoning categories in Cambridge.  The A weight limits are highlighted in yellow.  The regulation 
applies to any point on the property, but is normally evaluated at the property line.   

Table of Zoning District Noise Standards (maximum octave band sound pressure levels).

Residential Area Residential in 
Industrial

Commercial 
Area

Industry 
Area

Octave Band center 
Frequency Measurement 
(Hz) Daytime Other Daytime Other Anytime Anytime
31.5 76 68 79 72 79 83
63 75 67 78 71 78 82
125 69 61 73 65 73 77
250 62 52 68 57 68 73
500 56 46 62 51 62 67
1,000 50 40 56 45 56 61
2,000 45 33 51 39 51 57
4,000 40 28 47 34 47 53
8,000 38 26 44 32 44 50
Single Number 
Equivalent (dB(A)) 60 dBA 50 dBA 65 dBA 55 dBA 65 dBA 70 dBA

Mark Eclipse, AIA Page 2
Northpoint Parcel Q1
Noise Study

Noise at Nearby Receptors

Because there is no outdoor mechanical equipment in the base building design package, there will be no 
additional noise at any locations within Northpoint or beyond.  The developer intends to make sure 
outdoor mechanical systems for tenant fitups comply with the applicable noise regulations.  It is in the 
developer’s interest to avoid creating an outdoor noise nuisance on their own campus, and this all but 
assures there will be no significant noise to properties beyond the Northpoint boundaries.

Sincerely, 

CAVANAUGH TOCCI ASSOCIATES

Timothy J. Foulkes 

Acoust ica l  Study
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Zoning Map: NP/PUD6 according to Northpoint Business, Office, and Residential District. See Article 13 for PUD-6 Regulations 

Zoning Ordinance Compl iance
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Compl iance wi th  Northpoint  Design Guidel ines

Check
47 3.2 Streetscape and Circulation The pedestrian experience in and around transit stops should be designed 

to be pedestrian and bicycle friendly. Expanded sidewalks in public realm 
in and around such station are encouraged whenever feasible.  

The sidewalks around the transit stops are planted with two 
rows of trees and wide in order to encourage pedestrian use 
and provide pleasant environment for a variety of users. The 
sidewalks are bicycle friendly as bike racks are installed within 
the planting zone and along the cycle track.

47 3.2A Character Use streetscape elements such as trees, benches, signage, and lighting to 
support active pedestrian uses and to reinforce the character and identity 
of each area. 

The streetscapes of Parcel Q1 are planted with two rows of 
trees along First Street and with a single row of trees along 
NorthPoint Boulevard. Benches located along the face of the 
building or between the planting zones encourage social 
interaction and pedestrian uses. Streetscape elements, such 
as bike racks, trash receptacles and movable furniture 
reinforce the inviting character of the stretscape.

48 3.2.1 First Street First Street should serve as a green connection into NorthPoint linking the 
neighborhood to NorthPoint Common and other interior open spaces. 

The double row of street trees at the Parcel Q1 along First 
Streeet allows for the streetscape to act as a green 
corridor/connector at NorthPoint linking the Parcel Q1 
streetscape with NPT Common and the retail corridor.

48 3.2.1 First Street The goal of First Street is to connect NorthPoint to East Cambridge with a 
vibrant, friendly pedestrian retail experience. 

The streetscape treatment and the use of street furniture 
such as benches, movable tables and chairs and bike racks 
along Parcel Q1 connects the public to retail spaces and 
provides a friendly pedestrian experience. 

48 3.2.1 First Street The developer will provide expanded sidewalks and bicycle 
accommodation from the transit hub to the center of the NorthPoint.

The expanded sidewalks along Parcel Q1 are part of the larger 
strategy of providing a continous green and view corridor 
along First Street at the heart of NorthPoint. 

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.

Street trees are planted on NorthPoint Boulevard along Parcel 
Q1. Crosswalks along NorthPoint Boulevard connect Parcel Q1 
streetscape with the Community Path, the retail corridor and 
Park I. 
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PREFERRED SIGNAGE TYPES AND AREAS

Signage Design Guidel ines

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.

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.

Awning Signs: Graphics are encouraged on tenant in-
stalled canopies. 

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

Signage Design Guidel ines
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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
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Residential, Commercial or Mixed-Use

Commercial

Residential

LEGEND

REVISED MASTER PLAN - EXHIBIT A
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R
S
T
U
V
W

GFA

Table 1:

Table 2:

GFA by Block

Special Permit Approved GFA (Entire Master Plan)

175,000 gfa RESIDENTIAL

RESIDENTIAL

MIXED-USE

MIXED-USE

COMMERCIAL

COMMERCIAL

COMMERCIAL

MIXED-USE

MIXED-USE

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

COMMERCIAL

COMMERCIAL

MIXED-USE

RESIDENTIAL

RESIDENTIAL

COMMERCIAL

RESIDENTIAL

COMMERCIAL

373,000 gfa

340,000 gfa

390,000 gfa

370,000 gfa

17,675 gfa

151,062 gfa

18,000 gfa

148,945 gfa

112,398 gfa

242,194 gfa

199,855 gfa

5,245,854 gfaMaximum Total:

3,060,792 gfaMinimum Residential:

2,185,062 gfaMaximum Non Residential:

320,000 gfa

400,000 gfa

410,000 gfa

345,000 gfa

286,000 gfa

208,400 gfa

394,000 gfa

348,000 gfa

USE

July 05, 2016; Revised June 26, 2017
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Appendix I:  Revised Statistical Summary of the Approved Master Plan 
 

I. Project as a Whole 
A. Three City Summary 
a.   Parcel Area Total Area in Acres (Square 

Feet): 45.37 acres (1,976,501 square feet) 

b.  Floor Area 
FAR at North Point: 2.66 

FAR at Lechmere 2.5 
Total GFA 5,245,854 square feet 

c.  Non-
Residential 

Maximum FAR 1.10 
Approved GFA 2,185,062 square feet for all non- 

residential uses 
Retail GFA: 300,000 square feet at North Point 

Amount TBD at Lechmere 
d.  Residential Maximum FAR: 1.55 

GFA: 3,060,792 square feet 

e. Open Space 

Minimum Public, Green Area 
or Permeable Open Space 

Provided: 
392,000 square feet 

Other/Common Open Space in 
Square feet: TBD 

f. Parking Spaces 

Maximum Permitted: 3,807 spaces 
+300 replacement MBTA spaces 

Maximum non-residential: See Special Permit 

Minimum residential: 
0.5-1.0 spaces/unit for each building 

Average of 0.75/unit for the entire 
project at full build-out 

g. Dwelling Units Proposed Number: 3,177 units 
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B.  Development in Cambridge  

a. Parcel Area 

Total Area in Acres: 
Square Feet: 

38.77 acres  
1,690,276 square feet 

Area at North Point in Acres: 
Square Feet: 

37.1 acres 
1,617,534 square feet 

Area at Lechmere in Acres: 
Square Feet: 

1.67 acres 
72,742 square feet 

b.  Floor Area 

FAR at North Point: 
 FAR at Lechmere: 

2.51  
2.75 

GFA at North Point:  
GFA at Lechmere: 

Total GFA: 

4,058,997 square feet 
199,855 square feet 

4,258,852 square feet 

c. Non-
Residential 

Maximum FAR at North Point: TBD 
Maximum FAR at Lechmere: TBD 

Approved GFA at North Point:  
Approved GFA at Lechmere: 

1,399,613 square feet  
TBD (Retail Only) 

d.  Residential 
Minimum FAR at North Point: TBD 

Minimum FAR at Lechmere: TBD 
Approved GFA at North Point:  

Approved GFA at Lechmere: 
2,652,304 square feet 

181,855 square feet 

e. Open Space 

Minimum Public, Green Area or 
Permeable Open Space Provided 

at North Point: 
 at Lechmere: 

 
 

323,507 square feet 
11,000 square feet 

Other Open Space in Square feet: TBD 

f. Parking 
Spaces 

Maximum non-residential 
at North Point: 
 at Lechmere: 

See Special Permit See 
Special Permit 

Minimum residential: 
TBD 0.5 – 1.0 spaces/unit 

for each building - Average 
of 0.75/unit at full build-out 

for all municipalities 
g. Dwelling 
Units Proposed Number: TBD 

 
C.  Development in Somerville  

a.   Parcel 
Area 

Total Area in 
Acres: 

Square Feet: 
5.28 acres 

229,856 square feet 
 

D.  Development in Boston  

a.   Parcel 
Area 

Total Area in 
Acres: 

Square Feet: 
1.29 acres  

56,369 square feet 
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E.  Development in Boston + Somerville 

a. Parcel Area Total Area in Acres: 
Square Feet: 

6.57 acres 
286,225 square feet 

b. Floor Area Total FAR 3.44  
Total GFA 987,000 square feet 

c. Non-
Residential 

Maximum FAR 2.66  
GFA 761,000 square feet 

d. Residential FAR 0.79  
GFA 226,000 square feet 

e. Open Space 

Minimum Public, 
Green Area or 

Permeable Open 
Space Provided: 

TBD 

Other Open Space in 
Square feet: TBD 

f. Parking 
Spaces Maximum permitted: TBD 
g. Dwelling 
Units Proposed Number: TBD 

 
II. PHASES 
A.  Statistical Summary - Phase 1A 
1.   Overall Dimensional Limits 
a.   Parcel Areas Total Phase 1A in Square Feet: 454,406 square feet 
b.  Floor Area Total GFA 2,064,992 square feet 
c.   Non-Residential GFA 484,000 square feet 

Retail GFA TBD 
d.  Residential GFA 1,580,992 square feet 

e.   Open Space 
Public, Green Area or Permeable 

Open Space Provided: 
4.12 acres or 179,902 square 

feet 
Other Open Space in Square feet: TBD 

f. Parking Spaces 
Non-residential: See Special Permit 

Residential: TBD - Average of 0.75/unit at 
full build-out for all phases 

g. Dwelling Units Proposed Number: TBD 
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2. Dimensional Limits on 
Individual Parcels 

Parcel H 

a. a.  Total Parcel Area: 79,430 square feet 
b. b.  Total GFA: 30,000 square feet 
c. c.   Use: Commercial 
d. d.   Non-Residential GFA: 30,000 square feet 
e. e.   Retail: Allowed, amount TBD 
f. f.    Residential GFA: None 
g. g.   Total Parking Spaces: TBD 
h. h.   Associated Public, Green Area or 

Permeable Open Space: TBD 

Parcel I 

i. a.  Total Parcel Area: 100,837 square feet 
j. b.  Total GFA: 390,000 square feet 
k. c.   Use: Mixed-use 
l. d.   Non-Residential GFA: TBD 
m. e.   Retail: Allowed, amount TBD 
n. f.    Residential GFA: TBD 
o. g.   Total Parking Spaces: TBD 
p. h.   Associated Public, Green Area or 

Permeable Open Space: TBD 

Parcel N (completed prior to 
this Major Amendment) 

q. a.  Total Parcel Area: 49,284 square feet 
r. b.  Total GFA: 394,000 square feet 
s. c.   Use: Residential 
t. d.   Non-Residential GFA: 8,600 square feet 
u. e.   Retail: 8,600 square feet 
v. f.    Residential GFA: 385,400 square feet 
w. g.   Total Parking Spaces:  184 
x. h.   Associated Public, Green Area or 

Permeable Open Space: 8,760 square feet 

Parcel JK 

y. a.  Total Parcel Area: 62,502 square feet 
z. b.  Total GFA: 370,000 square feet 
aa. c.   Use: Mixed-use 
bb. d.   Non-Residential GFA: 370,000 square feet 
cc. e.   Retail: Allowed, amount TBD 
dd. f.    Residential GFA: None 
ee. g.   Total Parking Spaces: TBD 
ff. h.   Associated Public, Green Area or 

Permeable Open Space: TBD 
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Parcel T (completed prior to 
this Major Amendment) 

gg. a.  Total Parcel Area: 38,986 square feet 
hh. b.  Total GFA: 242,194 square feet 
ii. c.   Use: Residential 
jj. d.   Non-Residential GFA: None 
kk. e.   Retail: Retail not proposed 
ll. f.    Residential GFA: 242,194 square feet 

g.   Total Parking Spaces: 151 spaces in garage, 79 spaces at 
other locations on NorthPoint   

h.   Associated Public, Green Area or 
Permeable Open Space: 13,861 square feet 

Parcel S (completed prior to 
this Major Amendment) 

a.   Total Parcel Area: 30,090 square feet 
b.   Total GFA: 112,398 square feet 
c.   Use: Residential 
d.   Non-Residential GFA: None 
e.   Retail: None 
f.   Residential GFA: 112,398 square feet 
g.   Total Parking Spaces: 51 spaces in garage, 49 spaces at 

other locations on NorthPoint  
h. Associated Public, Green Area 
or Permeable Open Space: 11,255 square feet 

Parcel L 

a.   Total Parcel Area: 30,475 square feet 
b.   Total GFA: 286,000 square feet 
c.   Use: Residential 
d.   Non-Residential GFA: None 
e.   Retail: Allowed, amount TBD 
f.   Residential GFA: 286,000 square feet 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area 
or Permeable Open Space: TBD 

Parcel M 

a.   Total Parcel Area: 30,475 square feet 
b.   Total GFA: 208,400 square feet 
c.   Use: Residential 
d.   Non-Residential GFA: TBD 
e.   Retail: Required, amount TBD 
f.   Residential GFA: TBD 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area 
or Permeable Open Space: TBD 
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Parcel Q1 

a.   Total Parcel Area: 11,584 square feet 
b.   Total GFA: 17,675 square feet 
c.   Use: Commercial 
d.   Non-Residential GFA: 17,675 square feet 
e.   Retail: Required, amount TBD 
f.   Residential GFA: None 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area 
or Permeable Open Space: TBD 

Parcel W 

a.   Total Parcel Area: 20,743 square feet 
b.   Total GFA: 18,000 square feet 
c.   Use: Commercial 
d.   Non-Residential GFA: 18,000 square feet 
e.   Retail: Required, amount TBD 
f.   Residential GFA: None 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area 
or Permeable Open Space: TBD 

 

 
  

B.  Statistical Summary - Phase 1B  
1.   Overall Dimensional Limits  
a. Parcel Areas Total Phase 1B in Square Feet: 383,237 square feet 
b. Floor Area Total GFA: 1,823,000 square feet 
c. Non-Residential GFA: 1,475,000 square feet 

Retail GFA: TBD 
d.  Residential GFA: 348,000 square feet 

e. Open Space 
Minimum Public, Green Area or 

Permeable Open Space Provided: 3.6 acres or 158,820 square feet 
Other Open Space in Square feet: TBD 

f.  Parking Spaces 
Maximum non-residential: See Special Permit 

Minimum residential: 
TBD 0.5 – 1.0 spaces/unit for each building - 

Average of 0.75/unit at full build-out for all 
phases 

g. Dwelling Units Proposed Number: TBD 
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2. Dimensional Limits on Individual Parcels – Phase 1B  

Parcel C 

a.   Total Parcel Area: 69,003 square feet 
b.   Total GFA: 348,000 square feet 
c.   Use: Mixed-use 
d.   Non-Residential GFA: TBD 
e.   Retail: Allowed, amount TBD 
f.   Residential GFA: TBD 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 

Parcel EF 

a.   Total Parcel Area: 87,225 square feet 
b.   Total GFA: 400,000 square feet 
c.   Use: Commercial 
d.   Non-Residential GFA: 400,000 square feet 
e.   Retail: Allowed, amount TBD 
f.   Residential GFA: None 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 

Parcel G 

a.   Total Parcel Area: 101,610 square feet 
b.   Total GFA: 410,000 square feet 
c.   Use: Commercial 
d.   Non-Residential GFA: 410,000 square feet 
e.   Retail: Allowed, amount TBD 
f.   Residential GFA: None 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 

Parcel H 

a.   Total Parcel Area: 79,430 square feet 
b.   Total GFA: 345,000 square feet 
c.   Use: Commercial 
d.   Non-Residential GFA: 345,000 square feet 
e.   Retail: Allowed, amount TBD 
f.   Residential GFA: None 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 
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Parcel U 

a.   Total Parcel Area: 45,969 square feet 
b.   Total GFA: 320,000 square feet 
c.   Use: Commercial 
d.   Non-Residential GFA: 320,000 square feet 
e.   Retail: Retail not proposed 
f.   Residential GFA: None 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 

 
C.  Statistical Summary - Phase 2  
1.   Overall Dimensional Limits  
a.   Parcel Areas Total Phase 2 in Square Feet: 426,813 square feet 
b.  Floor Area Total GFA: 1,387,862 square feet 

c.   Non-Residential Maximum GFA: 256,062 square feet 
Retail GFA: 76,000 square feet 

d.  Residential Minimum GFA: 1,131,800 square feet 

e.   Open Space 
Minimum Public, Green Area or 

Permeable Open Space Provided: Balance of 11 acres 

Other Open Space in Square feet: TBD 

f. Parking Spaces 
Maximum non-residential: See Special Permit 

Minimum residential: 
TBD 0.5 – 1.0 spaces/unit for each 

building - Average of 0.75/unit at full 
build-out for all phases 

g. Dwelling Units Proposed Number: TBD 
 

  

                                                 
1  The revision to the GFA square footage from Appendix I to Major Amendment No. 6 to the Special Permit fixes a typographical error and 

is consistent with the GFA square footages set forth on Exhibit A to the Special Permit. This revision does not change the overall GFA 
square footage of Phase 2 of the NorthPoint Development. 

2. Dimensional Limits on Individual Parcels – Phase 2 

Parcel A 

a.   Total Parcel Area: 65,373 square feet 
b.   Total GFA: 175,000 square feet1 
c.   Use: Residential 
d.   Non-Residential GFA: None 
e.   Retail: Retail not proposed 
f.   Residential GFA: 175,000 square feet 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 
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2  The revision to the GFA square footage from Appendix I to Major Amendment No. 6 to the Special Permit fixes a typographical error and 

is consistent with the GFA square footages set forth on Exhibit A to the Special Permit. This revision does not change the overall GFA 
square footage of Phase 2 of the NorthPoint Development. 

Parcel B 

a.   Total Parcel Area: 80,325 square feet 
b.   Total GFA: 373,000 square feet2 
c.   Use: Residential 
d.   Non-Residential GFA: TBD 
e.   Retail: Allowed, amount TBD 

f.   Residential GFA: TBD 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 

Parcel D 

a.   Total Parcel Area: 59,838 square feet 
b.   Total GFA: 340,000 square feet 
c.   Use: Mixed-use 
d.   Non-Residential GFA: TBD 
e.   Retail: Allowed, amount TBD 
f.   Residential GFA: TBD 
g.   Total Parking Spaces: TBD  
h. Associated Public, Green Area or 
Permeable Open Space: TBD 

Parcel Q2 

a.   Total Parcel Area: 114,928 square feet 
b.   Total GFA: 151,062 square feet 
c.   Use: Commercial 
d.   Non-Residential GFA: 151,062 square feet 
e.   Retail: Required, amount TBD 
f.   Residential GFA: None 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 

Parcel R 

a.   Total Parcel Area: 46,343 square feet 
b.   Total GFA: 148,945 square feet 
c.   Use: Mixed-use 
d.   Non-Residential GFA: TBD 
e.   Retail: Required, amount TBD 
f.   Residential GFA: TBD 
g.   Total Parking Spaces: TBD  
h. Associated Public, Green Area or 
Permeable Open Space: TBD 
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Parcel V 

a.   Total Parcel Area: 60,006 square feet 
b.   Total GFA: 199,855 square feet 
c.   Use: Residential 
d.   Non-Residential GFA: TBD 
e.   Retail: Required, amount TBD 
f.   Residential GFA: TBD 
g.   Total Parking Spaces: TBD 
h. Associated Public, Green Area or 
Permeable Open Space: TBD 




