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PROJECT NARRATIVE 

Bar Harbor Bank & Trust Co., 

Branch bank expansion — 116 Newport Road, New London, NH 

Prepared for: New London Planning Board 

1. Project Overview 

This application proposes the redevelopment of the commercial property at 116 Newport Road, New 

London, New Hampshire through the construction of a new bank building with an associated drive-

through facility. The site currently contains an existing commercial building, which will be retained and 

integrated into the overall development rather than demolished. The project also includes 

reconfiguration of parking, site circulation, and utility infrastructure to support both buildings. The site 

design emphasizes safe and efficient vehicular access, clear separation of traffic movements, adequate 

parking with capacity for future expansion, and coordinated utility services. 

The overall objective of the project is to establish a centrally located financial services campus within 

the Town. Upon completion of the new branch, the existing building will be renovated to better 

accommodate local employees and expand services for customers seeking wealth management and other 

financial services. The architecture of the new building is designed to complement the existing structure, 

creating a cohesive, attractive, and welcoming business campus. 

2. Site Description and Existing Conditions 

The subject property fronts on Newport Road and is currently improved with an existing branch bank of 

approximately 2,965 square feet, located on the center-right portion of the site. Rather than being 

demolished, the existing building is retained and incorporated into the redesigned site layout, with 

pedestrian access, landscaping, and utility areas maintained around it. 

3. Proposed Improvements 

The proposed redevelopment introduces a new bank building of approximately 2,050 square feet, sited 

in the center-left portion of the property. The bank will be served by a dedicated drive-through facility 

accommodating three to seven stacking positions, consistent with typical queuing demand for a financial 

institution of this size. The drive-through lane follows a looped circulation pattern that physically 

separates queuing vehicles from general site traffic, minimizing conflicts between drive-through 

customers and those accessing parking or the existing building. 

4. Vehicular Access and Circulation 
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Primary vehicular access to the site is provided from Newport Road via a defined entrance and exit drive 

aisle system located at the southern portion of the plan, configured as a one-way flow pattern that directs 

traffic through the site in a controlled sequence from entry to exit. Curved drive aisles guide traffic 

around both buildings and maintain clear separation between three distinct movement types: drive-

through queuing, general parking circulation, and entry/exit movements to and from Newport Road. 

This approach to circulation is intended to reduce turning conflicts, improve sightlines, and provide a 

predictable, low-conflict traffic pattern for both new bank customers and users of the existing building. 

The proposed access and circulation design concentrates the complexity of the site's traffic activity — 

queuing, turning movements, and internal circulation — within the site itself, rather than displacing it 

onto Newport Road. Combined with a controlled one-way access pattern and a significant expected 

share of pass-by trips, the design is intended to accommodate the bank's traffic demand safely and 

efficiently while minimizing impact on the surrounding roadway. 

5. Parking 

The parking field spans the lower and central portions of the site and includes standard parking stalls, 

accessible (ADA) parking spaces located near building entrances, and a clearly marked circulation aisle 

system connecting both buildings. Total parking count and compliance with Town of New London 

parking standards/ratios is met. The plan provides 39 spaces whereas the regulations require a minimum 

of 31.  There are potentially future parking areas in the lower-right portion of the site which may be 

utilized for phasing purposes only and are not proposed for construction as part of this application. They 

provide for potential future expansion of parking capacity should demand warrant it. A waiver would be 

necessary in this case if the applicant choses to defer construction of these spaces.  

6. Utilities 

The project includes coordinated utility routing between the new bank building, the existing building, 

and associated service areas. The plan identifies an existing water line that will be relocated to 

accommodate the proposed site layout, as well as the location of an underground propane tank serving 

the site. A new gravity sewer service will be constructed for the new facility.  

7. Stormwater Management 

The proposed redevelopment has been designed to result in no net increase in impervious surface 

coverage on the site. Because the project does not add impervious surface area, it falls below the 2,500-

square-foot threshold established under the Town of New London Site Plan Review Regulations that 

would otherwise trigger compliance with the Stormwater & Erosion Control Design Standards and the 

Landscape Design Standards for Stormwater Treatment. 

Notwithstanding this, we will evaluate the effect of the proposed site plan on existing drainage facilities, 

both on-site and off-site, consistent with the Town's regulations.  

While formal stormwater treatment standards are not triggered by this application, the site design 

incorporates the following measures to support water quality and manage runoff responsibly: 

• Landscaped/vegetated buffer areas along the Newport Road frontage and site perimeter, which 

provide some infiltration and filtering benefit before runoff leaves the site. 

• Potentially using a roof drip-edge infiltration feature. 
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• Grading and drainage design that directs runoff to existing conveyance points/discharge 

locations consistent with pre-development patterns. 

8. Landscaping and Buffers 

Landscape and buffer areas are provided along the site perimeter, with particular attention to the 

Newport Road frontage and the edges of the parking field. These buffers are intended to screen parking 

areas and building elevations from the roadway and adjoining properties, consistent with the Town's site 

plan design standards. 

9. Conclusion 

The proposed site plan represents a thoughtfully organized redevelopment that introduces a new 

commercial bank use while retaining and integrating the site's existing building. Through careful 

attention to circulation, drive-through stacking, one-way traffic flow, phased parking, and utility 

coordination — including relocation of an existing water line easement — the design minimizes on-site 

conflicts and supports safe, efficient access from Newport Road.  


