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Case#4445: Special Permit 
 
Property: 17 Johnny Cake Hill 
  Map: 53 Lot: 151 
   
Zoning:        Industrial A (IA) 
 
Owner: Christos & Phoebe Minias 
                      33 Harold Street 

Milton, MA  02186 
 

Applicant: Christos & Phoebe Minias 
 33 Harold Street 
 Milton, MA 02186 

 
 
 

Overview of Request: The petitioner has submitted an application for a Special Permit relative to the subject 
property located within an Industrial A [IA] zoning district. Notice is given of a public hearing on the petition 
of Christos & Phoebe Minias (33 Harold Street, Milton, MA 02186) for a Special Permit under Chapter 9, 
Comprehensive Zoning Sections 1200 (lot frontage of a lot line coinciding with the sideline of a street which 
provides both legal rights of vehicular access and actual physical vehicular access to the lot, said line to be 
measured continuously along a single street for the entire width of the lot. Vehicular access to a building site 
on the lot shall be exclusively through the legal frontage of the lot), 2400 (non-conforming uses and 
structures), 2410 (applicability), 2420 (non-conforming uses), 2421 (change or substantial extension of the 
use), 2422 (change from one non-conforming use to another, less detrimental, nonconforming use), 2430 
(nonconforming structures, other than singe- and two-family structures), 2431 (reconstructed, extended or 
structurally changed), 2432 (altered to provide for a substantially different purpose or for the same purpose 
in a substantially different manner or to substantially greater extent), 3100 (parking and loading), 3110 
(applicability), 3140 (location and layout of parking and loading facilities), 3149 (special permit-vehicular 
access to a building accessed from a public way does not constitute frontage of a lot) and 5300-5390 (special 
permit); relative to property located at 17 Johnny Cake Hill, Assessors’ Map 53 Lot 151, in an Industrial A [IA] 
zoned district. The petitioner proposes to convert the commercial building into a single family residential 
dwelling per plans filed.  

  17 Johnny Cake Hill 
Looking west from Johnny Cake Hill 
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Under the zoning ordinance a change from one non-conforming use to another, less detrimental, non-
conforming use requires a special permit from the Zoning Board of Appeals.  
 
Additionally, a special permit is required for the existing rear off-street parking area located on William 
Street, rather than the legal frontage on Johnny Cake Hill.  

 
As with all Special Permits, the ZBA must determine that the benefit to the City and the neighborhood 
outweighs the adverse effects of the proposed use. To this end the board shall consider each of the following 
in its determination:  
 

a) social, economic, or community needs which are served by the proposal;  
b) traffic flow and safety, including parking and loading;  
c) adequacy of utilities and other public services;  
d) neighborhood character and social structures; 
e)  impacts on the natural environment; and potential fiscal impact, including impact on city services, 

tax base, and employment.  
 

Existing Conditions: The 1,288± SF, two-story, shingle exterior structure 
is located in the heart of the Historic District directly across from the 
Whaling Museum. The historical edifice, built in 1873 for Seth Godfrey, 
is an existing nonconforming structure occupying a land parcel consisting 
of 2073+ SF, located on west side of Johnny Cake Hill. 
 
The site has approximately 23.75 SF of frontage on Johnny Cake Hill, with 
a depth of 87.74. The structure occupies the majority of the front lot 
leaving a small greenspace, shed and an unpaved parking area located in 
the rear west side of the property. There is a shared asphalt easement 
located on William Street. The easement runs the length of abutting 
properties, The Bedford Merchant and Robeson House. The easement is 
shared with the Offices of Beauregard, Burke and Franco occupying the 
Robeson House.  
 
The surrounding area is characterized by commercial, retail, restaurant, 
and residential uses in an Industrial A (IA) and (DBOD) zoned districts. 
Directly abutting south is the Mariners Home and Seamans Bethel. 
Directly abutting north is Arthur Moniz Gallery and The Bedford 
Merchant. Directly across Johnny Cake Hill east is the Whaling Museum. 
Directly abutting to the rear westerly is the Robeson House.  

 
Proposal: The proposal is to convert the commercial building into a single family residential dwelling per plans 
filed. The petitioner proposes no changes to the exterior of the site and notes previous interior improvements 
to the building. Nonetheless, the purpose of the proposal is to reclassify the tax rate to reflect the residential 
use rather than the previous commercial use. 

 
The proposal to convert the existing commercial non-conforming structure into a residential use, requires a 
Special Permit from the Zoning Board of Appeals for a change of use to an existing nonconforming building.  

 
In regard to the criteria necessary to grant the Special Permit, staff offers the following: 

N↑ 
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a.) Social, economic or community needs 
which are served by the proposal. The 
petitioner states the proposal is to reclassify 
the tax rate from commercial to residential. 
The application indicates the previous use was 
an antique shop, with a  reception area and an 
office located on the second floor. The 
petitioner states at the time of purchase the 
property was assessed as an office. 
Nonetheless, the property was also marketed 
as a residential use. The application notes the 
building had an existing full kitchen and 1.5 
bathrooms. Since the purchase of the 
property the petitioner has made interior 
improvements and has rented the property as 
a residential dwelling and kindly requests the 
tax rate be adjusted to reflect the current use 
as a residential property.  
  
b.) Traffic flow and safety including 
parking/unloading. The petitioner states the 
proposal would have no impact on the current 
parking arrangements. The application 
indicates the property has a rear parking area 
located on William Street that can 
accommodate up to two vehicles. 
Additionally, the petitioner notes the rear 
parking area consists of an easement with 
abutting neighbor Robeson House. Staff 
acknowledges Johnny Cake Hill is a one way 
street with on street parking on both sides of 
the street. Additionally, staff notes a 
designated rear parking area located on 
William Street.  
 
c.) Adequacy of utilities and other public services. The petitioner states no new utilities are required, the 
existing utilities would be utilized for the project. Staff notes that there are adequate utility services serving 
this area. 
   
d.) Neighborhood character. The petitioner states the proposal to change the classification from commercial 
to residential would have no impact to the neighborhood. Staff acknowledges the neighborhood is located in 
an Industrial A (IA) zoned district, the surrounding area is characterized by commercial, retail, restaurant and 
residential uses.  

 
e.) Impacts on the natural environment. The petitioner states the proposal would not have an impact on the 
natural environment. Staff acknowledges the impacts on the natural environment are neutral as proposed. 
Staff does not anticipate a substantial change in the existing impacts on the natural environment at this site. 
 

                                                William Street – Easement Access 
                                                     Looking south on William Street 

                                                                           Rear Parking Area 
                                                                                     Looking East  
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f.) Potential fiscal impact, etc. The application indicates the proposal would not have an impact on City 
services. Staff acknowledges the proposal to convert the commercial building into a single family dwelling 
could potentially impact the tax base.  
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17 Johnny Cake Hill Map: 53 Lot: 151 
NOTE: Property line is approximate; for discussion purposes, only. 

 
NOTE: Property line is approximate; for discussion purposes, only. 

 
Easement Access 


