


SPECIAL EXCECPTION NARRATIVE 
ARTICLE 10.1113.112 

 
FOR PROPERTY LOCATED AT: 

 
93 PLEASANT STREET, PORTSMOUTH 

 
BY 

 
TREADWELL, LLC 

 
Treadwell, LLC., owns the property located at 93 Pleasant Street (Map 107 Lot 74). This 

property is referred to by its historic name, Treadwell Mansion.  For the reasons set forth herein, 

Treadwell, LLC is seeking a special exception, permitted by Article 10.1113.112 of the Portsmouth 

Zoning Ordinance to permit 5 on-site parking spaces to be located on a separate lot within 300 feet 

of 93 Pleasant Street. 

 

Treadwell, LLC filed land use permit LU-24-216 on December 4, 2024, to change the use 

of the proposed property from business office to a 40-room hotel (the “Treadwell Hotel). 

Treadwell, LLC also filed building permit application BLDG-24-1059 for the fit-up associated 

with the 40 rooms.  

 

Treadwell, LLC has actively marketed and advertised the Treadwell Mansion for the last 

two years for business office use and has had very few showings and no offers. Treadwell, LLC 

has experienced a profound downward shift in office demand, with significant office vacancies in 

Portsmouth to fill. Treadwell LLC’s research indicates this downward shift for office space will 

continue for the foreseeable future. 

 

The existing building permit BLDG-22-451 covers the existing building activity, which 

includes specifically all exterior work (including all site work) and the building core and shell and 

complete renovation of the historic Treadwell Mansion. This building permit also covers, through 

MEP (mechanical, electrical & plumbing) permits, the finishing of the parking level, common 

lobbies, both stair towers, full-service elevator, HVAC (heating, ventilation and air-conditioning), 

fire alarms and sprinkler system for the entire building. 

 

Treadwell, LLC believes a 40-room hotel is compliant with the Zoning Ordinance for the 

use change from business office to hotel, except for parking. Pursuant to Article 10.1115.20, the 

parking calculation for the hotel use is as follows: 40 hotel rooms @ 0.75/spaces per room – 4 

spaces – 1 space for bike credit = 25 parking spaces. There will be no function rooms or food 

service within the proposed hotel use. There are 20 parking spaces on site, leaving an off-street 

parking deficiency of 5 parking spaces. Treadwell Hotel will be operated using cloud-based 

software that downloads access to a guest’s smart phone to access parking and hotel rooms. 

Treadwell, LLC will have a full-time employee live at the Treadwell Hotel to ensure guests have 

24/7 coverage for any problems. 

 

The separate lot being used to satisfy the 5 parking spaces required, is located at 134 

Pleasant Street (Map 116 Lot 30) and owned by Double Mc, LLC., and currently leased to Citizens 

Bank. The membership of Treadwell, LLC is identical to the membership of Double Mc, LLC.  



Within the Portsmouth Zoning Ordinance, owners of property are considered the principals, such 

as members of a limited liability company and the same two individuals own both Treadwell, LLC 

and Double Mc, LLC.   

 

As depicted on the attached copy of the tax map, the property is well within the 300 foot 

adjacency requirement.   

 

 To memorialize the use of the five spaces at the 134 Pleasant Street property, a license 

agreement for such use is proposed, such as was used in a similar circumstance for the Inn at Court 

Street (copy attached). 

 

Special Exception Standards (Per Article 10.232.20) 

 

1) 10.232.21 Standards as provided by this Ordinance for the particular use permitted 

by special exception: 

Article 10.1113.112 permits the grant of a special exception for the provision of required 

parking on another lot in the same ownership in question and within 300 feet of the property (134 

Pleasant Street) of the property line of the lot in question (93 Pleasant Street).  As demonstrated 

above, this requirement is satisfied. 

 

2) 10.232.22 No hazard to the public or adjacent property on account of potential fire, 

explosion or release of toxic materials: 

There is no negative aspect to the proposal set forth herein as to potential fire, explosion or 

release of toxic materials. 

 

3) 10.232.23 No detriment to property values in the vicinity or change in the essential 

characteristics of any area including residential neighborhoods or business and industrial 

districts on account of the location or scale of buildings and other structures, parking areas, 

accessways, odor, smoke, gas, dust, or other pollutant, noise, glare, heat, vibration, or 

unsightly outdoor storage of equipment, vehicles or other materials: 

The use of five parking spaces at the Citizens property is de minimis, with the Citizens 

parking lot significantly underutilized and the proximity of the uses are located on the same road 

in very close proximity and thus will not have any adverse impact on the essential characteristics 

of any of the area, particularly as the parking area for the Citizens property is surrounded by 

municipal parking spaces, which is unique within the City.  The use of the parking spaces will have 

no adverse impact on the matters raised in this prong of the inquiry. 

4) 10.232.24 No creation of a traffic safety hazard or a substantial increase in the level 

of traffic congestion in the vicinity:  

As set forth within Item #3, the use of the spaces is de minims, particularly considering the 

overall use of the immediate vicinity as a very large municipal parking lot. 

 



5) 10.232.25 No excessive demand on municipal services, including, but not limited to, 

water, sewer, waste disposal, police and fire protection and schools:  

Given the use proposed, there shall be no impact on municipal services, as referenced 

herein. 

6) 10.232.26 No significant increase of stormwater runoff onto adjacent property or 

streets: 

 

Given the use proposed, and the lack of any change to the parking lot at 134 Pleasant Street, 

there shall be no impact on stormwater runoff, as referenced herein. 
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ARCOVE ARCHITECT - 3 CONGRESS STREET, SUITE 1   - PORTSMOUTH, NH 03801 - T 603 988 0042 -   WWW. ARCOVE ARCHITECTS. COM 

 

ARCHITECTS SUPPLEMENTAL INSTRUCTIONS NO. 44 

Date: 11/13/2024 

Project: 93 Pleasant Street 
Core & Shell 
ARCove & JSA Project No. 1003/P150.00 

Owner: DAGNY TAGGART LCC, McNABB PROPERTIES 

To 
Contractor: 

McNABB PROPERTIES 

Description 
 
Re: Arch1 Modifications 
 
Revisions: 
ARCove Architects is issuing updates which include the architectural revisions for the Treadwell 
mansion and new addition. 
 
Architectural updates include the following: 

• Apartel unit partition types and layout dimensions at all levels including the new ERV 
mechanical shaft near Stair 2 in Units 113, 209, & 308. 

• Adjusted the parking garage ceiling slope for a min 98” ambulance height clearance, 
• And the exterior landing pad and railing details outside stair 2 covered entry. 

Attachments:    
• T-01 COVER SHEET 
• T-02 DRAWING INDEX 
• A-1.00 BASEMENT FLOOR PLAN 
• A-1.01 FIRST FLOOR PLAN 
• A-1.02 SECOND FLOOR PLAN 
• A-1.03 THIRD FLOOR PLAN 

• A-3.03 BUILDING SECTIONS 
• A-7.10 EXTERIOR SECTION DETAILS 

 
 

  
Source information: 
• RFI-091 PARKING GARAGE DOOR RELOCATION 
• RFI-092 93 STORMWATER DRAINAGE SYSTEM 
• RFI-097 COURT ST STONE WALLS & PARKING RAMP & STAIRS 
• ASI-043 ARCH, CE, PLA REVS 
 

 1. Please promptly execute this ASI, which interprets the Contract or orders minor changes in the 
work without change in the Contract Sum or Contract Time.  If you consider that change in the 
Contract Sum or Contract Time is required, please submit your itemized proposal before 
proceeding with this work. 

 



93 Pleasant Street 
ASI NO.044 
11/13/2024 
 

ARCOVE ARCHITECT - 3 CONGRESS STREET, SUITE 1   -  PORTSMOUTH, NH 03801  -  T 603 988 0042  -   WWW. ARCOVE ARCHITECTS. COM 

 

 2. Please submit a proposal with itemized cost breakdown labor and materials for the proposed 
change, showing either credit or extra to Contract Sum or Contract Time.  You are not 
authorized to proceed with this work unless directed in writing. 

 
 3. Please proceed with the work immediately and submit an itemized cost breakdown of labor and 

materials showing either credit or extra to the Contract Sum or the Contract Time. 
 

 4. Please proceed with this work on a time and materials basis. 
 
 
 
 
 
Issued by: 
____________________________________________  
ARCove Architects Tracy Kozak/ Doug Reitmeyer 
 
Accepted by: 
 
____________________________________________ 
Contractor:  PM’s name 
 
____________________________________________ 
Owner:  Owner’s representative’s name 

 
 
 
 



Scale:
Project Number:
Date:

COPYRIGHT  C  2024

3 Congress St, Ste 1
PORTSMOUTH, NH 03801
T 603.731.5187
www.arcove.com

CIVIL ENGINEER & LAND SURVEYOR  
Ambit Engineering, INC
200 Griffin Road, Unit 3 
Portsmouth, NH 03801
(603) 430-9282 

LANDSCAPEARCHITECT Terra Firma 
Landscape Architecture
163a Court St, 
Portsmouth, NH 03801
(603) 531-9109

STRUCTURAL ENGINEER
JSN ASSOCIATES, LLC.
1 AUTUMN STREET
PORTSMOUTH, NH 03801
(603) 433-8639

MECHANICAL, ELECTRICAL, PLUMBING 
&
FIRE PROTECTION ENGINEERS
WV Engineering & Associates
11 King Court Keene,
 NH 03431

ARCHITECTURE CONSULTANT
JSA DESIGN
Corporate Dr, Ste 100
Portsmouth NH 03801
T 603.731.5187

11
/1

3/
20

24
 1

1:
08

:4
7 

AMA
ut

od
es

k 
D

oc
s:

//9
3 

Pl
ea

sa
nt

/P
15

0.
00

 - 
93

 P
le

as
an

t -
 v

20
22

 C
EN

TR
AL

 0
4.

11
.2

2.
rv

t

1003/P150.00
9/30/2024

COVER SHEET

CONSTRUCTION
DOCUMENTS - FOR

CONSTRUCTION

HOTEL
TREADWELL

Dagny Taggart, LLC
McNabb Properties

93 PLEASANT STREET
PORTSMOUTH, NH 03801

T.01

CONSTRUCTION DOCUMENTS - FOR
CONSTRUCTION

HOTEL TREADWELL
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REVISIONS THROUGH ASI-044 (REV.44)  11/13/2024

REVISIONS
NO. DESCRIPTION DATE
22 ASI-26 Structural

Shoring
09.01.23

24 ASI-28 Structural 10.02.23
26 ASI-30 WV MEP

REV#2
02.13.24

27 ASI-31 Architectural
Stairs

02.27.24

31 ASI-34 Electrical and
trash room

04.17.24

33 ASI-36 Core & Shell 05.22.24
35 ASI-38 Stair 2 Arch &

Structural
06.05.24

38 ASI-38.R1 Stair 2 roof
over-run

06.20.24

40 ASI-40 Arch&PE
Revisions

7/10/2024

41 ASI-41 ARCH&MEP
REVS

7/28/2024

42 ASI-42 ARCH&MEP
REVS

8/23/2024

43 ASI-43 ARCH REVS 10/31/2024
44 ASI-44 ARCH REVS 11/13/2024

44
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GENERAL CONTRACTOR SHALL VERIFY ALL FIELD 
CONDITIONS AND DIMENSIONS. NOTIFY 
ARCHITECT IF FIELD CONDITIONS ARE DIFFERENT 
THAN SHOWN IN THE DRAWINGS.
REFERENCE LIFE SAFETY DRAWINGS LS.00-LS.03 
FOR ADDITIONAL INFORMATION.
REFERENCE DRAWING A8.02, & A8.03 FOR 
EXTERIOR WALL AND HORIZONTAL ASSEMBLY 
TYPES.
REFERENCE CIVIL ENGINEERING AND LANDSCAPE 
ARCHITECTURAL DRAWINGS FOR SITE SPECIFIC 
INFORMATION. SITE INFORMATION SHOWN HERE 
FOR REFERENCE ONLY.
EXTERIOR DIMENSIONS ARE GIVEN FROM FACE 
OF STUD TO FACE OF STUD, TYP.
ALL DOORS SHALL BE INSTALLED WITH HINGED 
SIDE OF FINISHED OPENING 6" FROM ADJACENT 
WALL, OR CENTERED WITHIN WALL, UNLESS 
NOTED OTHERWISE.
ALL DOORS INTENDED FOR PASSAGE MUST MEET 
ACCESSIBILITY MANEUVERING CLEARANCES.
EXTERIOR OPENINGS ARE DIMENSIONED TO 
CENTER LINE OF OPENING UNLESS NOTED 
OTHERWISE.
ALL WORK SHALL COMPLY WITH APPLICABLE 
LOCAL CODES AS WELL AS STATE AND FEDERAL 
GUIDELINES.

REFER TO A8.11 FOR WINDOW AND LOUVER 
TYPES

REFER TO A8.21 FOR DOOR TYPES AND 
SCHEDULE

REFER TO A2 SERIES FOR ENLARGED 
ELEVATIONS, A3 SERIES FOR COMPILATION 
SHEETS, AND A4 SERIES SHEETS FOR ENLARGED 
PLANS.

ALL EXPOSED STEEL ELEMENTS, INCLUDING 
EXPOSED DECK TO BE FINISHED PER 099113 1.2C
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PORTSMOUTH, NH 03801
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CIVIL ENGINEER & LAND SURVEYOR  
Ambit Engineering, INC
200 Griffin Road, Unit 3 
Portsmouth, NH 03801
(603) 430-9282 

LANDSCAPE ARCHITECT 
Terra Forma Landscape Architecture
163a Court St, 
Portsmouth, NH 03801
(603) 531-9109

STRUCTURAL ENGINEER
JSN ASSOCIATES, LLC.
1 AUTUMN STREET
PORTSMOUTH, NH 03801
(603) 433-8639

MEP/FP ENGINEERS
WV ENGINEERING
11 KING COURT
KEENE, NH 03431
603.352.7007

ARCHITECTURE CONSULTANT
JSA DESIGN
273 Corporate Dr, Ste 100
Portsmouth NH 03801
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HOTEL TREADWELL

Dagny Taggart, LLC
McNabb Properties

93 PLEASANT STREET
PORTSMOUTH, NH 03801
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HOTEL TREADWELL

Dagny Taggart, LLC
McNabb Properties
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PORTSMOUTH, NH 03801
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31 ASI-34 Electrical and
trash room
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Revisions
7/10/2024

41 ASI-41 ARCH&MEP
REVS

7/28/2024

42 ASI-42 ARCH&MEP
REVS

8/23/2024

43 ASI-43 ARCH REVS 10/31/2024
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 1/8" = 1'-0"1 NEW - 3 THIRD FLOOR PLAN

N

0' 4' 8' 16'

GRAPHIC SCALE: 1/8" = 1'-0"

REVISIONS
NO. DESCRIPTION DATE
12 ASI-15 Stair

Adjustements, plans
and sections

04.28.23

14 ASI-17 Structural &
Architectural

05.10.23

19 ASI-22 Structural,
HVAC, Arch

08.08.23

31 ASI-34 Electrical and
trash room

04.17.24

32 ASI-35 Dormer and
Roof Dimensions

05.08.24

33 ASI-36 Core & Shell 05.22.24
35 ASI-38 Stair 2 Arch &

Structural
06.05.24

40 ASI-40 Arch&PE
Revisions

7/10/2024

41 ASI-41 ARCH&MEP
REVS

7/28/2024

42 ASI-42 ARCH&MEP
REVS

8/23/2024

43 ASI-43 ARCH REVS 10/31/2024
44 ASI-44 ARCH REVS 11/13/2024
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 1/8" = 1'-0"1 BUILDING SECTION -  E-W MIDDLE PAVILLION AT RAMP/MEZZANINE
 1/8" = 1'-0"2 Section 24 GARAGE EXTENSION NE CORNER

FLOOR/CEILING TAGS ADDED

REVISIONS
NO. DESCRIPTION DATE
3 ASI-05 basement

lounge & roof deck
11.04.22

32 ASI-35 Dormer and
Roof Dimensions

05.08.24

33 ASI-36 Core & Shell 05.22.24
34 ASI-37 Parking Ramp

& Hardscape
06.03.24

35 ASI-38 Stair 2 Arch &
Structural

06.05.24

40 ASI-40 Arch&PE
Revisions

7/10/2024

41 ASI-41 ARCH&MEP
REVS

7/28/2024

42 ASI-42 ARCH&MEP
REVS

8/23/2024

44 ASI-44 ARCH REVS 11/13/2024

 1/8" = 1'-0"3 DORMER LONG SECTION

 1/4" = 1'-0"4 COURT ST. ENTRY & PARKING RAMP
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REVISIONS
NO. DESCRIPTION DATE
44 ASI-44 ARCH REVS 11/13/2024

 1 1/2" = 1'-0"1 NEW ENTRY PAD & RAILING @ STAIR 2 STONE WALL

 1 1/2" = 1'-0"2 NEW ENTRY PAD & RAILING @ STAIR 2 STONE WALL PLAN VIEW
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