


 

DATE 02/06/2023  

Town of Needham 

Planning Board 

Needham, MA 02492 

RE: Application for Site Plan Review  

       1032 Great Plain  Avenue 

       Shallots Needham Inc. dba Sweet Boba 

Dear Planning Board: 

Submitted herewith please find the following application for site plan review and supporting documents. 

1. Application for Site Plan Review for property at 1032 Great Plain Avenue, Needham, MA 

and filing fee in the amount of $ 1,000. 

2. Floor Plan prepared by Choi + Shine Architects, dated January 12th, 2023. 

My name is Kakada Ly, President of Shallots Needham Inc. dba Sweet Boba. I am proposing to operate 

a retail bakery with an accessory eat in/take out counters and seating (Total seating 6) at 1032 Great 

Plain Avenue. Some of the items which are anticipated to be sold are: Breakfast + Lunch sandwiches, 

coffee, Bubble tea, smoothies. The primary use of the premises will be a food retail operation for the sale 

of bakery items, such as cookies, macaroons, muffins, brownies, croissants (60% of sales) and coffee, 

boba tea, smoothies and other drinks (30% of sales).  As a subordinate and accessory use to the primary 

use, as described above, accessory sales of sandwiches and salads (5% of sales) and takeout food sales 

(5% of sales) will be provided.  The Petitioner expects the sale of sandwiches and salads and takeout 

food sales will constitute no more than 10% of total sales.  

 

Anticipated hours of operation are 6am – 10pm, 7 days per week. 

 

The parking requirement for the proposed operation is 15 spaces based on the following computation: 

(a) 870 square feet of retail space at 1 space per 300 square feet equals 2.9 spaces = 3 spaces, (b) six 

seats at 1 space for every 3 seats =2 spaces, and (c) one take-out station at 10 spaces for each station 

= 10 spaces, for a total of 15 parking spaces.  Petitioner has requested a waiver from the required 

number of parking spaces from fifteen spaces to zero spaces. The proposed project requires a total of 

fifteen (15) parking spaces pursuant to the off-street parking provisions of the Zoning By-Law, as 

follows: (a) 870 square feet of retail space at 1 space per 300 square feet equals 2.9 spaces = 3 spaces; 

(b) ten (10) spaces for the eat in/take out station; (c) and two (2) spaces for the seats (6 + 3 = 2 spaces). 

Prior to my business, the location was a retail bakery as well, with a parking requirement of 3 spaces 

(870 square feet at 1 space per 300 square feet.), so the proposed new use requires 12 additional 

parking spaces. The proposed project will require a special permit under Section 5.1.1.6 to waive the 

off-street parking requirements of Section 5.1.2 and 5.1. 3, as there is no parking allocated to the space. 

Additionally, I request a Special Permit under Section 3.2.2 of the Zoning By-Law for more than one 

nonresidential use on a lot and for the operation of the accessory eat in/take out establishment accessory 

to a food retail operation. 

 

If you need anything else, please let me know. 

Thank you. 

Kakada Ly 
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