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Envision Newbury 2027 

 is a ten-year update to the Master Plan for the residents and property 
owners in Newbury that will evaluate the changing needs of our 

community over the next decade. The following Vision guides the policy 
statements and implementation strategies articulated in the Master Plan. 
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The Vision for Newbury 

Over the next ten years, Newbury will remain a rural 

residential community with a distinct small town 

atmosphere and a commitment to stewardship of the 

shared resources within the region. The community’s 

character will be defined by protected natural, cultural 

and scenic resources, small villages with mixed-use 

development, and ample recreation opportunities for 

residents and visitors alike. Telecommunications and 

transportation will keep pace with the requirements 

of the population, small businesses, and visitors.  

Regulations promoting new housing alternatives will 

create the opportunity to provide a greater diversity 

of homes for a diversity of ages and income levels. 

Newbury will continue to accomplish all of this 

through regular communication and engagement 

with residents and property owners.
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The Master Planning Process – 2015-2017

The Town created a Master Plan Steering 
Committee in October 2015 with 
representation from the Selectboard, 
Planning Board, Conservation 
Commission, and other involved 
residents. Stakeholder interviews and a 
community survey were administered 

during the first half of 2016. Public forums were also held in June 
and August of 2016 (Complete Community and Public Forum Survey 
results are available in the Appendix of “Envision Newbury 2027 
Master Plan”). This public input was then used to inform and direct 
the creation of this updated Master Plan. Feedback from Newbury 
residents and property owners also guided the crafting of the vision 
statement and the formation of the Plan’s implementation actions.

Regional Context 

Newbury is a gateway to the Upper 
Valley Region of New Hampshire.  The 
Town is generally forested and contains 
relatively low density development 
scattered across its 38.1 square miles.  
For decades, Lake Sunapee and Mt. 
Sunapee have been magnets for growth 
in Newbury and they will continue to 

attract modest growth in the future.  Newbury’s regional strategy 
is to cooperate with surrounding towns.  Examples of the types of 
cooperation are:

• Newbury will continue to participate with the Lake Sunapee 
Protective (LSPA) Watershed Committee efforts to implement 
the watershed plan and adopt land use regulations to ensure the 
long-term protection of Lake Sunapee.

• Newbury will initiate efforts to broaden the regional cooperation 
with the Towns of Bradford, Sunapee and New London and 
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other local communities to include purchasing, enforcement, 
protection and other municipal functions.

• Newbury will promote responsible use of winter bubblers (de-
icers) in order to help preserve safe winter activities on lakes and 
ponds.

Over the next ten years, Newbury and the surrounding region will face 
a series of challenges that need to be addressed. 

The key themes facing Newbury over the next ten years 
include:  

• Preserving the Region’s Landscape and Natural 
Resources in conjunction with other communities using 
regulations and conservation strategies.

• Preparing for Slower Population Growth.

• Serving an Aging Population.

• Delivering quality Telecommunications and 
Transportation Services.

• Encouraging Affordable and Accessible Housing.

• Building upon the Region’s Economic Strengths.

• Managing Waste Disposal Systems.

• Fostering High-Quality Education and Workforce 
Training Opportunities. 

• Adapting our Built Environment for Severe Storm 
Events while caring for the natural environment and 
citizens.  
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Demographics and Housing  

Demographics - The New Hampshire Office 
of Energy and Planning population estimate 
for Newbury in 2015 is 2,145.  The projected 
population of 2,526 in 2040 will require 
some additional housing units and services 
to support Newbury’s aging demographic, 
changing housing requirements for smaller 
families, as well as affordable housing.

Jobs and Economics - The 2014 US Census 
data indicates that 91% of the employees who work in Newbury live 
in other communities in the area, while over 91% of working Newbury 
residents commute to other towns and cities for employment. Only 
about 9% of working residents work in Newbury.  The most recent 
projection of regional employment, issued by the New Hampshire 
Department of Employment Security, forecasts employment growth 
of 10.2% between 2012 and 2022.  Average wage levels in our region 
exceed that of New Hampshire state averages. The average annual 
wage paid is $49,868. At a 30% housing cost ratio, this income 
supports a $1,250 per month housing cost budget, which is not 
sufficient to afford a median priced home without a second household 
member who is employed. In Newbury nearly 8% of families have 
incomes below the poverty level, and the majority of these families are 
single parent households with children under the age of 18 years old.

Housing Supply - A survey of housing stock shows that 93% of 
the housing types in Newbury are single family, detached units. 
Participants at the community forums identified a need for a broader 
range of housing alternatives such as accessory dwelling units, senior 
housing options, and townhouses.  

The average household size in Newbury is 2.28 persons, which is lower 
than the state average. From 2000 to 2010, growth in one- and two-
person households accounted for 93% of total household growth. 
Larger households with four or more people make up a relatively 
small percentage of total households (17.8% in 2010).  Newbury has a 
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small supply of year-round rental housing which typically does not fit 
into the definition of affordable housing.

Newbury’s strategies with respect to housing are:

• The Town should initiate an outreach and education 
campaign related to the new workforce housing 
provision. 

• Conduct a housing needs assessment of the community 
to identify additional unmet housing needs. This will 
include an evaluation of the land use regulations 
for opportunities to develop multifamily residential 
housing in compliance with state law. This assessment 
could also identify ways to facilitate the development 
review process for applicants proposing to develop 
affordable housing.

• Review and amend the zoning regulations to encourage 
development of a variety of housing types beyond 
single family residential units. Create user-friendly 
zoning regulations such as a one-page description of 
each district, including text and graphics that clearly 
communicate the regulations.

Balancing Newbury’s Resources

Historic Resources - Newbury has a long 
and rich history which is still evident today 
through the historic buildings and sites 
remaining within the community. These 
historic features reflect the persons and 
events which helped shape Newbury as a 
community and contribute to its unique 
sense of place. These resources provide a 
valuable link to the past and, as such, should 

be preserved for the benefit of future generations. 
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Newbury’s strategies for preserving historic resources are:

• Develop a plan for the rehabilitation, preservation and/
or repurposing of town-owned historic structures, 
including the buildings in South Newbury Village, while 
maintaining the character of the village.

• The vault in Sherman Hall, which contains important 
historical documents, should be upgraded by adding 
a temperature control system to further protect its 
contents. 

• Appoint a committee to investigate the need and 
desirability of forming historic districts for Blodgett 
Landing and South Newbury Village. 

• Commission a study of the historic resources in the 
town. Ideally, this would be carried out by the Newbury 
Historic Society together with a committee of citizens 
with the aid of a paid consultant to guide them, and 
would result in a published Town History.

• The Site Plan Review process should include the 
requirement that developers identify any historic and 
cultural resources found on their property, locate 
them on the site plan, and preserve those resources 
similar to the requirements included in the Subdivision 
Regulations under Section 10.2.6 Protection of Historic 
& Cultural Resources. If archaeologically significant 
discoveries are made during construction, developers 
are required to stop all work and contact the NH Office 
of Historic Preservation.

• Fund the repair and maintenance of gravestones in 
Newbury.

Natural Resources - Lake Sunapee and Mt. Sunapee are the focal 
points in a region rich in natural beauty. Newbury’s natural resources 
include forests, open fields and agricultural lands, wildlife and rare 
plant species, scenic vistas, and surface waters including 23 named 
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streams, and ground water. How the community manages and 
protects these resources while accommodating future development 
activity will determine if the town is successful in achieving its vision of 
a “distinct small town atmosphere and a commitment to stewardship 
of the shared resources within the region”.  

Newbury’s strategies for balancing its natural resources are:

• After investigation, create an overlay zone for the 
vegetative buffer adjacent to surface water bodies to 
increase protection of water quality.

• Consideration should be given to the protection of 
Newbury’s aquifers, as well as those shared with 
bordering towns.

• Newbury should identify strategies that will direct 
future development away from the remaining 
agricultural soils.  An Agricultural Commission would 
serve in an advisory and educational capacity.

• Initiate a study for Blodgett Landing to address 
stormwater-related issues.

• Encourage and support efforts to initiate development 
of a watershed study with surrounding towns. 
Newbury should collaborate with the LSPA Watershed 
Committee.

• Review the potential of expanding the boundaries 
of the Skyline/Hillside Conservation Overlay District. 
Include an evaluation of the effectiveness of the 
administration and enforcement of the provisions of 
Overlay District, and, if needed, recommendations 
to improve techniques to administer and enforce the 
provisions of the District.

• Investigate the creation of a Forest Conservation 
District with a large minimum lot size to preserve 
large blocks of forested land and ensure low density 
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development in these areas of the community.

• Consider developing and adopting local earth 
excavation regulations for new or expanded gravel pits.

• Investigate how Newbury can integrate Low Impact 
Development (LID) techniques into the Subdivision and 
Site Plan Regulations to manage stormwater runoff.

Cultural Resources and Recreation - Newbury is unique because 
of its abundance of cultural and recreation resources. The town 
benefits from the presence of Mt. Sunapee State Park that offers both 
summer and winter recreation activities.  There is also an extensive 
network of hiking and snowmobile trails within the Town which is part 
of the Monadnock-Sunapee-Greenway and the Sunapee-Ragged-
Kearsarge-Greenway Coalition.  The Fells Historic Estate & Gardens 
of John Milton Hay offers a combination of cultural and recreation 
experiences. The Audubon Society and The Society for the Protection 
of New Hampshire Forests provide 1,470 acres of protected lands that 
are open to the public.  

The Town recreation department offers year-round activities for 
children and adults and provides sports fields, tennis and basketball 
courts, and walking trails at the 94-acre Fishersfield Park. 

Transportation 

The Transportation section of the 
Master Plan provides guidance, 
recommendations and context for 
addressing transportation related 
issues facing Newbury over the next 
10 to 15 years. The dominant theme 
throughout this section is the need to 

maintain the current high quality of Newbury’s roads.  In 2016 there 
were a total of approximately 87 miles of maintained roads within 
Newbury. Approximately 70%, or 61 miles, of roads in this network are 
municipally maintained with the balance maintained by the state or 
private entities.
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A complete road safety audit has been completed by the New 
Hampshire Department of Transportation for a portion of Rte. 103. 
The findings from this effort were released in February of 2017 and 
should inform future land use and infrastructure decisions along NH 
103 between the Mt. Sunapee rotary and the intersection of Rte. 103A 
in Newbury Center.

Public Transportation - Concord Area Transit’s Rural Transportation 
Program provides senior citizens with a demand response service 
from Newbury to various locations in Concord. After several hours, 
it collects the riders and returns them home.  Many volunteer ride 
programs also exist in Central New Hampshire through the Mid-State 
Regional Coordinating Council. The Bradford Mountain View Senior 
Center bus services Newbury Commons (senior housing) on Mondays 
and Fridays.  These types of services are likely to be more important in 
Newbury as the oldest segment of the population continues to grow.  
Newbury is fortunate to have two rideshare programs available for 
town residents. The New Hampshire Department of Transportation 
NH Rideshare Program is based in Concord and can be contacted by 
calling 1-800-462-8707 or electronically at www.nhrideshare.com.

 Telecommunications 

Newbury was identified in the Upper 
Valley Lake Sunapee Regional Planning 
Commission (UVLSRPC) Regional Plan as one 
of five  communities in the region that are 
underserved by high-speed broadband service.  
Affordable and reliable high-speed broadband 
access is an increasingly important asset for 
rural communities like Newbury.  

It is essential to have sufficient broadband 
service to conduct online business and access training and 
professional development while keeping up to date ever-changing 
technology.  Addressing these issues in Newbury over the coming 
decade is a priority.

http://www.nhrideshare.com
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Newbury’s strategies for addressing the changing needs of 
Telecommunications are:

• Request that the Selectboard engage with 
service providers to continue to expand modern 
telecommunication services to Newbury residents and 
businesses.

• Review and update Newbury Zoning Ordinance Article 
17 to ensure that the regulation of future personal 
wireless service facilities (telecommunications towers, 
etc.) can be balanced with other community needs.

Community Facilities and Services 

Newbury has a Capital Improvement 
Program (CIP) to guide anticipated 
large expenses from 2017 through 
2022.  This plan addresses the future 
financial needs of all Town facilities 
such as the fire, police, public works, 
library and recreation departments.  The 
2016 Community Forums included 
discussions about the current level of 

municipal services, and participants were generally pleased with the 
quality provided by Newbury’s various municipal departments. 
Continued efforts to communicate with residents and property owners 
and provide transparency in municipal operations was requested by 
participants. Specific department-related needs are incorporated into 
this chapter and have informed the suggested implementation 
strategies.

Planning for Safety Service Facilities – In 2005, Newbury 
purchased property abutting Rte. 103 and the Library. In 2007, the 
town purchased an abutting parcel of land. The two parcels total 3.4 
acres. Part of the purchase justification was for future placement of 
safety services buildings. During the past 10 years, significant work 
has been done through volunteer committees and paid consultants 
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to research and recommend appropriate next steps to ensure that the 
town’s safety service needs are met moving forward. The community 
now has to decide how and when these needs and deficiencies will be 
addressed.

Municipal Management - Newbury is managed by a Selectboard, 
Town Administrator, and other professional staff. Located in the 
Town Office Building on Rte. 103 in the center of Newbury, additional 
management services include Assessing, Code Enforcement, Land Use 
Coordination, Health Officer, Recreation Department, Town Clerk, Tax 
Collector, and general administration of government buildings and 
grounds. 

These services, together with the immeasurable time and effort 
given by the dedicated volunteer members of Newbury’s Planning 
Board, Zoning Board of Adjustment, and Conservation Commission, 
ensure proper management of the town. Newbury also is part of an 
innovative tri-town Assessing staff with Sunapee and New London.

Public Library - The Library is open six days a week for 41 hours 
total, and is one of the few libraries in the area to be open Sundays.  
The Library has more patrons than there are Newbury permanent 
residents, because of the heavy use by seasonal residents and visitors.  
The Library offers homebound delivery service to patrons who do 
not have transportation, due to either short-term health concerns or 
permanent immobility. It  also offers access to high-speed internet, 
printing, photocopying, and faxing.  Patrons are welcome to bring 
their own laptops to take advantage of the wireless internet service, 
which is available 24/7.

The Library serves as a cultural center for the community with 
programs for adults such as poetry, book groups, craft projects, and 
numerous children’s activities. 

To accommodate the growing patronage and expanding program 
offerings the library has been included in the Capital Improvement 
Program for the design work for an addition.
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Education - Educational services for children living in Newbury are 
provided by the Kearsarge Regional School District, a cooperative 
school district including the towns of Bradford, Newbury, New 
London, Springfield, Sutton, Wilmot, and Warner. As of 2015, 
Newbury’s elementary students are taught at the Bradford, New 
London, Sutton, and Simonds Elementary Schools. Students in grades 
six through eight are taught at the new Kearsarge Middle School 
in North Sutton, and grades nine through 12 attend the Kearsarge 
Regional High School in North Sutton.

Social Services - Social services for the residents of Newbury are 
provided primarily through State-assisted programs and, to a lesser 
degree, by direct financial and personal support through the Town 
Family Services Department. Individuals and families residing in 
Newbury are eligible for direct financial assistance through the Town 
Family Services Department based on Newbury Welfare Guidelines, 
including State RSA requirements. These guidelines are voted on and 
approved by the Selectboard.

Town Sewer and Water Services – The Blodgett Landing 
Wastewater Treatment Facility (WWTF) is the only publicly-owned 
wastewater treatment facility in the Town of Newbury. The original 
collection system, pump station (Blodgett Landing PS), and the 
wastewater treatment plant were constructed around 1960. A 
significant state-mandated update to this system was voted on in 
2009 and completed in the spring of 2011. The collection system in 
the Blodgett Landing area consists of block manholes and shallow 
asbestos-cement (AC) sewers that are located in the narrow streets 
of Blodgett Landing. The Blodgett Landing pump station is a package 
style dry-pit/wet-pit type station with non-clog centrifugal pumps and 
a stand-by generator. Additional sewer and a second pump station 
(Croft Beach PS) were added to the collection system in 1971 to serve 
the Croft Beach area on Bowles Road. The collection system in the 
Croft Beach area consists of precast concrete manholes and AC sewers 
that are located behind, and in front of, the homes in Croft Beach. 
The Croft Beach pump station is a package-style ejector station with a 
stand-by generator.
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The WWTF presently services approximately 145 connections. 
The WWTF has a design capacity of 50,000 gallons per day (gpd). 
The system discharges to the groundwater, and is regulated by a 
New Hampshire Department of Environmental Services (NHDES) 
Groundwater Discharge Permit. Operating costs for the facility are 
paid by the system users.

The Town of Newbury currently has no public water supply and 
distribution system. All of the homes and businesses are currently 
served by on-site wells or private water systems.

Septage from septic systems in Newbury is currently taken by private 
haulers for disposal at facilities elsewhere. 

Newbury’s strategies for addressing the changing needs of 
Community Facilities are:

• The town should continue to find ways to improve on 
communications between town boards and the public.  
Ideas for improving communications with the public 
include increased use of the town website, expanded 
use of the town newsletter, expanded use of the e-mail 
contact list, and regular newspaper articles.

• Promote energy conservation and the installation 
of renewable energy systems on public and private 
structures. Refer to NHOEP’s 2015 Solar Permitting 
Guide for materials. Investigate funding and locations 
for creating renewable energy systems to power 
municipal operations and contribute to emergency 
preparedness. 

• Investigate ways to replace overhead power and 
telecommunications lines with buried lines in Newbury 
Center and other locations.

• Assist the Library with funding requests and other 
resources to continue to study future space and 
programming needs.



Envision Newbury 2027- Summary16

• Update the Newbury Capital Improvement Program in 
2017 to reflect initiatives in the updated Master Plan. 

• Work with the Recreation Department to identify 
and evaluate alternatives for meeting the needs for 
additional beach area in town.

• Request that the Recreation Department and the 
Library develop alternatives to providing recreation 
facilities and/or programs to serve the elderly and 
handicapped members of the population.

• Continue to require developers to provide a water 
supply for firefighting purposes or provide their 
proportional fair share towards the development of a 
new water supply system.

Land Use 

The Land Use Chapter is a core 
component of the Master Plan. This 
chapter addresses existing land 
use and the community’s vision for 
future land use. This information 
provides a framework for potential 
growth that reinforces and 

enhances the desired development pattern of Newbury as described 
by the Vision.

The Land Use section serves to coordinate public and private decisions 
that affect the physical development of the Town. This potential 
development is shown in the following Future Land Use Map.

Newbury’s Villages - Newbury has two villages: Newbury Center 
and South Newbury. Newbury Center is a mixed use, small New 
England village that functions as the town government service center 
as well as a location for retail trade and services. In addition to the 
commercial and institutional uses, Newbury Center also provides 
some recreational amenities for Newbury’s residents and visitors. 
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South Newbury is primarily a residential village with a few low-
impact home businesses. It is the quintessential image of a small New 
England village dominated by 19th century architecture. While the 
town government center, once located in South Newbury, has shifted 
to Newbury Center, several historic and public buildings remain in 
South Newbury. South Newbury is in need of a visioning and design 
process similar to the community effort used in Newbury Center.

Newbury’s Commercial Areas – In addition to Newbury Center, 
there are two areas along Rte. 103 which have developed with 
primarily commercial uses. One area located in the northwest section 
of town includes the traffic circle on Rte. 103. The other area is at the 
southern border with the Town of Bradford along Rte. 103.

Existing Land Use and Developable Lands – Forty percent of 
the land in Newbury is not currently developed or protected, and is 
considered developable according to the existing zoning regulations.

Future Land Use - The central concept of the Future Land Use Plan 
is that Newbury should grow in a way that retains its small-town 
character, can be efficiently served by municipal services, and protects 
its natural assets and surroundings.  

Topography, wetlands, soils and infrastructure capacity limit the 
viability of many currently undeveloped areas for new development. 
This Plan seeks to direct development and redevelopment 
opportunities to areas where growth will minimize the burden on 
infrastructure, revitalize existing development, reinforce the sense of 
community, provide additional housing options, and help manage the 
cost of services for town residents. 

Future Commercial Land Use - The resulting Future Land Use Plan 
builds on the 2007 Plan which advocated for concentrating future 
development near existing developed areas to avoid strip commercial 
development along Rte. 103. To accomplish this, the Plan focuses on 
encouraging new commercial development, and/or redevelopment, 
along Rte. 103 where the existing infrastructure can accommodate 
increased use. Mixed-use development should be encouraged in 
these areas. This would allow for residential units above commercial 
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establishments and within walking distance of the commercial and 
service areas.   

Future Residential Land Use - The vision for the remaining area of 
town is to permit low- and medium-density residential development 
while protecting the natural, scenic, recreational, cultural and historic 
resources of the community. Currently, the land use regulations 
promote a more uniform and suburban pattern of development which 
must design around constraints, but does not ensure any conservation 
of natural resources. Over the coming years, Newbury will work to 
address this issue through the adoption of several regulatory options 
that will provide land owners with the opportunity to develop in ways 
that also support the community’s larger Vision. 

Identified Issues and Strategies - Looking ahead, several trends 
and technological advances may change the way people work and live 
in rural towns such as Newbury. Depending on the decisions and poli-
cies communities adopt and put into action, these trends could have 
significant impacts on future development rates and patterns. 

Earlier chapters identified several major questions facing 
Newbury’s future land use:  

• How will Newbury guide future development?

• How will Newbury choose to accommodate an aging 
population and work to attract younger residents and 
families?

• How will Newbury respond to a changing climate and as-
sociated risks and protect its natural resources?

Where can you find more detail?

Strategies for these issues are each addressed in the “Envision Newbury 
2027 Master Plan”. Copies are available from the Land Use Coordinator in 
the Town Office, at the Library, and online at: https://www.newburynh.org/
planning-board/pages/2017-master-plan-documents

https://www.newburynh.org/planning-board/pages/2017-master-plan-documents
https://www.newburynh.org/planning-board/pages/2017-master-plan-documents





