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I. INTRODUCTION 

This document is intended to provide a foundation for future multi-season recreational use of Gunstock 

Mountain Resort. It is the product of over a year of intensive planning and research by the Gunstock 

Area Commissioners, Gunstock management and staff, the SE Group, and RRC Associates. While 

some of the improvements proposed in this plan are left over from prior planning documents, much of 

the work is brand new, and incorporates an integrated approach that contemplates use of the facilities 

at Gunstock as a major regional attraction in all four seasons. It also explores possibilities for 

Gunstock to partner with private investors in endeavors that support recreational activities at the resort. 

This Master Plan is designed to be conceptual in nature to be used to guide more specific projects, 

thus it does not contain specific architectural drawings, landscape design or other details. However, it 

does provide sufficient detail to be a valuable tool in the development of more specific projects. 

These plans present a potential set of improvements that have been selected to be consistent with 

Gunstock’s objectives to realize the potential of Gunstock as a multi-season recreation area—to 

continue the to enhance the attractiveness, utility and revenue potential of both snow centered and 

non-snow centered activities. No time-phased implementation plan for these improvements has been 

included as part of this plan. Varying amounts of capital are required to carry out each individual 

enhancement or group of enhancements. It is expected that the Gunstock Area Commissioners will 

consider each of these enhancements and implement them as prevailing conditions permit in a manner 

which, in their judgment is best for Gunstock.  

II. PLANNING HISTORY 

Gunstock began active master planning initiatives in 1999. Since then, several planning exercises have 

been conducted, and two formal Master Plans have been published (2001 & 2006). Many of the 

improvements completed in the past two decades are a direct result of these planning efforts. A 

complete master planning history may be found as an Appendix to this document. 

III. 2011 RESORT MASTER PLAN – PROCESS 

In July of 2009, Gunstock again engaged the SE Group to assist them in creating a new Master Plan 

for the resort. Given the events described above, it was decided that the new plan should incorporate 

more than simply an update of the existing plan document. Thus, the 2011 Master Plan, in addition to 

incorporating the mountain upgrading that has occurred since the 2006 Master Plan, will incorporate: 

1. New thinking for on-mountain improvements in all four seasons (lifts, terrain, guest services) – 

Mountain Master Plan Update. 
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2. Real estate and commercial development potential within the base lands – Resort Land Use 

Plan. 

3. Opportunities for multi-season recreation, both on the mountain and within the base lands – 

Multi-Season Recreation Plan (MSRP). 

Given the recent discussions and potential future collaboration with a third-party development entity, 

the 2011 Master Plan investigates the greater potential for development of the area. Regardless of how 

these negotiations might proceed, Gunstock’s statutory purpose ―to operate, maintain, develop, 

improve, and promote the Gunstock Area…for recreational and other purposes in support of 

recreational activities and to further the public interest thereby‖ will remain. An understanding of the 

potential for the development of additional multi-season recreational facilities, as well as resort 

accommodations, will allow Gunstock’s management to make informed decisions during future 

negotiations that will be consistent with the over-reaching goals for the recreation area. In addition, 

well planned amenities, backed by sound analysis will only improve the prospects for attracting 

business partners in the future. 

Further development of Gunstock is part of the Lakes Region Plan for Sustainable Progress: A 

Comprehensive Economic Development Strategy, and as such this more comprehensive master 

planning exercise may be incorporated into the larger planning initiative if additional funding becomes 

available via federal economic development grant sources. 

A. INTERNAL SURVEY OF THE 2006 MASTER PLAN 

In spring 2010 a survey was distributed to the Gunstock Area Commissioners and members of the 

management team, as a means to initiate the 2011 Resort Master Plan process. The survey questions 

had three primary goals: 

 Re-assess the goals and objectives of the 2006 plan. 

 Revisit projects yet to be completed, and determine what is still important and what can be 

discarded. 

 Determine what is missing in the 2006 Master Plan that should be included in a new plan. 

The following, in no particular preferential order, are some of the key findings from the internal survey: 

 We can’t be everything to everyone. Some activities inherently conflict with others. 

 Continued mountain improvements are important—particularly advanced terrain 

 Facility Improvements, particularly Food and Beverage (F&B) and Rentals are critical—more 

space needed overall 

 Continued expansion of camping and Nordic is important 

 Real Estate development should be left on the table—Hotel popular, no consensus on what 

else 
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 Summer Attractions should be developed, but not a water park 

 Weddings, outings and private functions should be expanded 

 Special Events and Concerts should be expanded 

B. MULTI-SEASON RECREATION MARKET ASSESSMENT 

As a component of the Multi-Season Recreation Master Plan, a market assessment was undertaken to 

define industry trends, regional and local market demographic profiles, and to identify the existing 

regional amenities and attractions in the Lake Winnipesaukee area. The assessment provides a 

framework for strategic decision making regarding the future of Gunstock as a four-season mountain 

recreation area. The research and recommendations identify long-term strategies, including 

identification of competitive strengths, likely market niches, and prioritizing capital expenditures. The 

complete Gunstock Multi-Season Recreation Plan Market Assessment document may be found as an 

Appendix to this document. Below is a summary of the assessment findings. 

1. Key Findings 

Current industry trends and local market assessments suggest market opportunities for Gunstock 

Mountain Resort to attract various demographic groups with specific attractions and activities that 

complement the variety of existing year-round activities in the local area. In response to these market 

opportunities, expanding mountain operations to enhance summer and fall activities could effectively 

re-position the mountain as more of a Multi-Season Recreation Area. 

a. Number of Visitors to the Region 

Gunstock Mountain Resort currently operates primarily as a winter destination hosting between 

140,000 and 170,000 skier visits per season, and an additional 30,000 to 40,000 visitors to its tubing 

park and cross country center. It also attracts over 100,000 summer visitors to its campground and 

outdoor summer activities, capitalizing on its close proximity to Lake Winnipesaukee. 

The Lakes Region as a whole is much busier in the summer season than the winter, with 3.35 million 

visitors coming to the region every summer compared to less than one million in the winter. With 

335,000 summer visitors staying in campgrounds during their visits, and 30% to 50% of the local 

population consisting of second home owners, there is clearly a market opportunity to attract more 

visitors to Gunstock in the summer months. 

b. Popular Activities 

Sightseeing and scenic drives are two of the top visitor activities in New Hampshire, but Gunstock is 

―off the beaten path‖ and not located on a primary scenic drive route. Therefore, the resort will have to 

develop compelling attractions to draw visitors off the main roads to come visit Gunstock. 

c. Existing Venues 

There is a lack of ―active‖ family entertainment in the region, beyond the lake and the numerous mini-

golf/arcade attractions. This absence creates an opportunity for Gunstock. 
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2. Focus for Future Development at Gunstock 

a. Mountain Theme 

As the only mountain setting in a region dominated by water and lake activities, Gunstock has an 

opportunity to differentiate within the market place. The Market Assessment notes the ability for 

Gunstock to capitalize on the unique ―mountain‖ theme, scenery, and opportunity for ―gravity-based‖ 

activities. While there are many activities and attractions in the region, there is only one mountain. This 

mountain character, the abundance of open space and wooded nature of the property, should be 

accentuated for both snow based and non-snow based activities in all four seasons. The view from on 

the mountain is unique to the region. On-mountain views may be capitalized on by adding outdoor 

activities that provide access onto the mountain, as well as facilities that allow for indoor activities and 

events to occur on the mountain. 

b. Magnet Attractions 

Compelling attractions, or ―magnet attractions,‖ could be a permanent fixture at the resort, such as a 

ride (mountain coaster) or a facility (microbrewery), or a recurring event (races, festivals, educational 

courses, camps). Magnet attractions do not exist as sole attractions, but need to be supported by a 

number of smaller attractions, which provide additional things to do (as well as additional revenue 

opportunities) once guests are on-site. These support attractions may be similar to the ―magnet‖ 

attraction (i.e., a main attraction ride could be supported by other rides) and/or complimentary (i.e., 

accompanying services like F&B). Supporting attractions may either be permanent or temporary. 

In addition to ―magnet‖ (and their support) attractions to bring guests to Gunstock to visit for the day, 

there also need to be activities for those already on site. In the near term these are campground 

guests, while in the long term this could mean guests staying in on-site accommodations. Specific 

attractions connected to the accommodations may be the primary reason for staying overnight at the 

resort, and that may only be viable due to the connection to overnight accommodations (i.e., spa, 

indoor water park). 

c. Campground 

While data indicates that the campground at Gunstock has average to above-average occupancy rates 

for nightly rentals, these figures may be skewed by high attendance events such as Soulfest. 

Regardless of the existing situation, given the volume of camping traffic in the region (10% of all 

overnight stays during the summer) significant opportunity exists to increase awareness and usage of 

the campground sites. This may be accomplished through an increase in advertising and promotions, 

activity programming, sites and/or amenities. It is important to note that any short-term decisions 

related to the campground facility must consider—and support—the bigger picture, long-term plan for 

Gunstock. 

d. Events 

As with the camping facility, decisions related to events must consider the long-term plan for the 

development of Gunstock. 
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Outdoor: Gunstock’s location and abundance of space are assets to hosting more outdoor events, 

particularly those with a need for a natural setting or requiring large amounts of open space. The 

events and the campground usage should be carefully managed so as not to conflict with each other. 

Indoor: Gunstock’s historic base lodge is a popular banquet venue in the spring and fall. Although the 

lack of air conditioning prevents its use during the peak summer months, the frequency of weekend 

events precludes the use of the base area for more ―sedate‖ and private occasions such as weddings. 

An on-mountain lodge would create a unique regional venue (again, the only mountain facility in the 

Lakes Region) for weddings and banquets. Any future development of accommodations could also 

provide venues for special events. Again, the long-term plan for Gunstock should guide the decision-

making for such venues. 

3. Potential Program List for Multi-Season Recreation Activities 

Based on the findings of the market assessment, a list of potential recreation activities and facilities 

was identified as ―suitable‖ for implementation at Gunstock.  

Table 1: Preliminary Multi-Season Recreation Program 

Product/Activity 

Rides/Attractions 

Lift Rides 

Skate/ Bike Park 

Alpine Slide 

Bob Sled 

Bumper Boats 

Bungee Jumping 

Canopy Tours 

Climbing Wall 

Giant Swing 

Gyro-Xtreme 

Hay rides 

Heavy Equipment Play Area 

Hot Air Balloon 

Inflatables (Bouncy Castle, Climbing, Slides) 

Lazy River 

Mini Golf 

Mountain Coaster 

Mountain Glider (Dopplemayr) 

Ropes Course 

Trampoline 

Trapeze 

Water Park 

Water Slides 

Wave Pool 

Zip Lines 

Zorb 

Sports (recreation and leisure) 

Basketball 

Camping 

Climbing 

Diggler (mountain scooters) 

Hiking 

Horseback Riding 

Kayaking 

Motocross 

Mountain Biking 

Nature Hikes 

Nordic Skiing 

Paddle Boating 

Snowshoeing Skiing/Snowboarding 

Swimming – pool 

ATV/ 4 Wheeler Riding 

Backcounty Tours 

Badminton 

Biking 

Bird Watching 

BMX Biking 

Boating 

Bowling 

Broomball 

Canoeing 

Disc Golf 

Dog Sledding 

Downhill Mountain Biking 

Equestrian 

Horse-Shoes 

Ice Climbing 

Ice Skating (real or artificial) 

Kite Flying 

Lawn sports 

Mountain Board Course 

Mountaineering/Ice Climbing 

Off-road driving 

Paddle Tennis 

Paintball/Laser Tag 

Racquetball 

Rollerblading 

Sledding 

Snowmobiling 
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Table 1: Preliminary Multi-Season Recreation Program 

Product/Activity 

Tubing 

Volleyball 

Fishing 

Fly fishing 

Go-cart Racing 

Golf 

GPS Treasure Hunt/ Route Mapping 

Gym (indoor sports and/or fitness facility) 

Summer Camps 

Tennis 

Trail Running 

Trap Shoot 

Yoga 

Events 

Arts/Crafts Festival 

Bike Week/Hill Climb 

Bonfires 

Brewfest 

Entertainment Music/Festivals 

Family Reunions 

Haunted House 

Marathons/Triathlon 

Mt. Bike Series 

Ski Races 

Weddings 

BBQ Championships 

Farmers Market 

Film Festival 

Gambling/ Poker Tournaments 

Geo Caching (w/GPS) 

Fireworks 

Movies 

Oktoberfest 

Parades 

Scavenger Hunts 

Singles Parties 

Ski Sale/Swap Meet 

Soapbox/Cardboard Box Derby 

Stargazing 

Team Building 

Torchlight Parade 

Volleyball Tourney 

Education 

Arts/Crafts Programs 

Cooking Classes 

Educational Programs 

Kids Camps 

Sustainable Slopes Education 

Ski Ecology Tours 

Teen Camps 

Wildlife/nature Tours 

Wine Tasting/Making  

Food & Beverage 

Banquets 

Dining 

On-Mtn. Dining 

Gourmet Picnic Baskets 

Make your own pizza/tacos etc. 

Specialty Food Tasting 

Wine Tasting 

Activities 

Sleigh Rides Arts & Crafts 

Games 

Ice Sculpting 

Dancing 

Photography/Video Services 
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Table 1: Preliminary Multi-Season Recreation Program 

Product/Activity 

Facilities 

On-mountain Snack Bar Bakery 

Beer Tent 

Casino 

Conference Center 

Corn Maze 

Daycare 

Gardens 

Indoor/Outdoor Spec. Events Venue 

Micro Brewery 

Museum 

Nature Center 

Night Club 

Petting Zoo 

Playground 

Poolside Bar 

Shops 

Spa 

Theatre 

Virtual Experience Arcade 

Adaptive Sports Center 

Environmental Resource Center 

Legend: Highlighted row indicated already present at Gunstock 

 

The activities and facilities listed above are consistent with Gunstock’s market orientation. However, 

they may not necessarily be viable as they do not reflect the realities of the physical site conditions of 

the resort, or current or future operational considerations. These additional influences will be 

considered in determining the final multi-season recreation program for Gunstock. 

C. GUNSTOCK 2011 “SUMMIT” 

Using information gleaned from the 2006 Plan Survey and the MSRP Market Assessment, the 

Gunstock team, including Gunstock management and SE Group planners, spent two days together to 

initiate the new master plan. The first day was spent off-site having discussions related to the master 

plan program, while the second day was spent at Gunstock, touring the facilities and discussing 

potential development. 

1. Day One: Preliminary Program Refinement 

 Discuss and debate GMR Master Plan Internal Questionnaire 

 Review Market Research Findings – Multi-Season Recreation Potential 

 Review preliminary program of potential Gunstock Recreational Activities 

 Discuss and debate conflicting uses—i.e., impact of large events on other activities 

 Select operational model for land use/base area/development planning 

2. Day Two: Site Visit 

 Site tour of potential development areas—Juniper Ridge, Alpine Ridge, Cobble Mountain, 

Breezy Knoll, Pistol, Pond 

 Base Lands tour with discussion of potential year-round attraction locations 
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 Discussion of placement/use of buildings—functions and space needs 

 Discussion of location of campground amenities and Nordic ski headquarters 

 Traffic Flow—Vehicular, Skier, Pedestrian, Emergency 

There were a number of key takeaways from the ―Summit,‖ providing clarity regarding Gunstock’s 

market positioning, future development, and programming of events. 

1. In keeping with the ―mountain recreation‖ market orientation, multi-season recreation should 

be focused on mountain ―rides‖ and their complementary support ―fun.‖ Focus on getting to, 

and enjoying the views. 

2. Future campground development should be focused on: 

 Keeping and improving current infrastructure 

 Providing support amenities for campground guests 

 Creating additional options for campground accommodations (i.e., cabins, yurts) 

3. Events should be programmed to compliment rather than compete with attractions and 

campground business. 

4. The master plan should designate areas for the future development of hotel/conference center 

and associated amenities (i.e., golf). 

5. Additional programs and services for campers should be considered to make Gunstock’s 

campground a more viable destination for longer stays. 

D. PRELIMINARY CONCEPTS 

Based on the ―Summit‖ discussions and the on-site tour of the existing facilities and development 

areas, a number of concepts were developed to explore opportunities for future upgrading, expansion, 

and new development. 

1. Resort Land Use Concepts 

The 2011 Master Plan takes a broader, ―long-term‖ view of the future development potential of 

Gunstock. In addition to new thinking for on-mountain improvements, this includes incorporating real 

estate and commercial development potential, as well as opportunities for multi-season recreation—

both on the mountain and within the base lands—into the resort land use strategy. 
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Strategies for resort land use that were explored during concept development included: 

 Alternative hotel sites at Alpine Ridge, Breezy Knoll, Cobble Mountain, and Pistol Ridge 

 Keeping the existing base area as the ―ski base‖ and shifting all other mountain activities—

tubing, mountain coaster, terrain parks—to the Alpine Ridge area 

 Redeveloping the central campground area as resort real estate, and relocating camping to the 

area south of Cobble Mountain 

 Creating additional ski terrain to provide ski to/from access to the new resort real estate area 

 Creating additional ski terrain at Alpine Ridge, to create ski to/from access for the future hotel 

site 

 Creating additional ski terrain to the southeast of the existing mountain, creating ski to/from 

access to the future hotel site on Pistol Ridge 

 Potential on-mountain restaurants at the summit or the top of the Tiger chair 

These preliminary concepts are included as an Appendix to this document. 

2. Base Area Concepts 

As identified in the 2006 Master Plan, there is a significant shortage of guest service space given the 

mountain’s upgraded capacity of 4,030 guests. Specifically, there is insufficient space for food and 

beverage operations—restaurant seating, kitchen/scramble and storage, as well as rentals, ski school, 

retail, ticketing, and seasonal lockers. In addition, there are a number of issues related to the location 

and sequencing of guest services. For example, the rental shop is in the basement of the Guest 

Services Lodge, which requires beginner skiers to negotiate stairs while carrying bulky equipment and 

then walk all the way over to the beginner area. The Children’s ski school and daycare facility is in the 

Stockade which can only be accessed by snow, a challenge for parents walking with young children. 

Concepts for the expansion of base area guest services explored the ideal sequencing and location of 

guest services, and the location of additional space. The concepts considered an additional building 

that would ―connect‖ (with outdoor seating areas) the Guest Services Lodge and the Stockade Lodge, 

as well as removing the Stockade Lodge and replacing it with a more efficient, better oriented building. 

These preliminary concepts are included as an Appendix to this document.  
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IV. 2011 RESORT MASTER PLAN 

The existing conditions for the Gunstock project area are illustrated in figures L1: Overall Existing 

Conditions and L1A: Base Area Existing Conditions. 

A. LAND USE STRATEGY 

Developing the alternative concepts allowed for an evaluation and focus of priorities for future land use 

at Gunstock. A number of goals were established during this process, and the land use strategy for 

Gunstock’s Resort Land Use Plan reflects these goals: 

 Maintain a market orientation that is focused on ―mountain recreation‖ 

 Maximize use of existing facilities, and avoid redundant operations (staffing and/or facilities) 

 Support the camping operations, adding amenities and alternative camping accommodations 

necessary to enhance and improve the business 

 Identify base land areas to be used for multi-season recreational activities 

 Segregate public use from semi-private (i.e., campground users) areas 

 Designate areas for the future development of overnight accommodations. These sites must 

complement rather than compete with the existing recreation area operations. Identify 

opportunities for future ski area expansion to provide ski to/from connectivity with the future 

development. 

The various components for overall land use at Gunstock are illustrated in Figure L2: Land Use 

Strategy. 

1. Existing Mountain Facilities 

Mountain operations, for both winter and spring/summer/fall activities, will continue to be focused out 

of the main base area and will utilize the existing developed terrain. 

2. Future Ski Expansion 

Additional ski terrain has been identified in two areas: Alpine Ridge to the north, and to the southeast of 

the existing Pistol area terrain. These potential future ski expansion areas may both be associated with 

hotel development areas, and would provide direct ski to/from access for guests staying in these 

accommodations. For the foreseeable future, these mountain expansion areas would likely only be 

developed in concert with future accommodations. 

3. Hotel Development 

The Gunstock Area Commission would not likely propose a hotel to be built as a county owned and 

operated facility. However, the possibility exists that the commissioners would entertain a partnership 
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that would permit a private party to lease land to build a hotel or conference center at the resort. Four 

site options for future hotel development are identified: 

Site A – Breezy Knoll. The Breezy Knoll site is immediately adjacent to the existing base area facilities. 

While not true ski to/from, it is a short walk from this site to the snow surface and base area services. 

Access to this site would be via what is currently a campground road, which defines the southern end 

of the campsite area and separates the sites from the newly designated ―park‖ area. This road would 

be a limited access road, for hotel guests only. 

Site B – Pistol Ridge. The Pistol Ridge site is the most difficult site to access, as a new road would 

have to be built to the site. This site has existing ski to/from access via the Sidearm trail. If developed, 

the hotel could provide additional on-mountain food service at this location. Depending on a final site 

location, views of Lake Winnipesaukee may be possible from this location. 

Site C – Cobble Mountain. This site would also be accessed by a new road. The site has tremendous 

views of the mountain, but no direct ski to/from connectivity. It is on the Nordic trail network, and 

adjacent to the future golf lands. 

Site D – Alpine Ridge. The Alpine Ridge hotel site is on the northern extent of the potential future ski 

expansion terrain, allowing for great views of the mountain as well as direct ski to/from connectivity to 

both the expansion terrain and the main mountain. Access to the Alpine Ridge development site would 

be via the secondary entrance from Route 11A. 

4. Campground 

The camping operation is a major focus of the summer season at Gunstock, providing over two thirds 

of summer revenue. The campground’s current operating seasons are from Memorial Day to 

Columbus Day, and from mid-December to around April 1. Both site availability and amenities are 

limited in the winter. Sites are available on a nightly, weekly, or seasonal basis. A few families have 

sites that are used both summer and winter. 

a. Existing Conditions 

Campsites: The Gunstock Campground currently has 305 permanent campsites and two camping 

cabins. The sites are configured as follows: 

 162 Basic Campsites – These sites contain flat areas for pitching tents or parking pop up 

campers, small trailers or small RV’s. Each site is equipped with a fire ring and a picnic table. 

 70 Electric and Water Campsites – These campsites provide an ―on-site‖ water spigot and 

electrical outlet in addition to the fire ring and picnic table. Most of these sites can 

accommodate larger campers and RV’s. 

 73 Electric, Water and Sewer Campsites – These sites feature all of the above amenities, with 

the addition of an ―on-site‖ sewer hookup for direct disposal of wastewater. These sites are 

suitable for all types of campers and RV’s. Of these sites, 57 are rented seasonally (meaning 
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that one family rents them for the entire season) and 16 are available for nightly and weekly 

rentals. 

 2 Camping Cabins – These are primitive cabins with electricity (including electric heat), but no 

running water. Water is available outside the cabins during the summer months. The cabins 

sleep four people each. 

Twenty campsites and both cabins are maintained for winter camping. Currently, five sites are rented 

seasonally, with the balance available for nightly rentals. Other campsite areas, particularly in the 

Wetland Boardwalk area, can be plowed for additional winter camping if required. 

Overflow Campsites: The resort has the ability to add a significant number of overflow campsites for 

special events, utilizing the grounds of the resort around the base area, around the perimeter of the 

campground, and on several of the ski trails adjacent to the base area. For example, during the 

Soulfest event (an annual Christian music festival) an additional 500 ―sites‖ are added to the inventory 

to accommodate the demand for camping. Gunstock has committed to adding an additional 300 sites 

to bring the total ―Soulfest‖ capacity to 1050 sites. Many of these sites have the potential to become 

permanent sites in the future if capacity demands. 

Reservations and Camp Store: Camper information, reservations and check-in services are handled by 

the Guest Services Staff through the Welcome Center in the Guest Service Lodge. 

Utilities: Water is provided via a system of plastic piping that runs both over and under the ground 

throughout the campground. Because the water supply is not ―frost free‖ it must be drained each fall 

and re-connected in the spring. The system is old and prone to leaks. Water pressure in higher 

elevation locations is inadequate, especially during times of heavy use. Electricity is provided mostly 

by underground wiring. A substantial portion of the underground electric distribution network is 

relatively new, but there are several areas, particularly in the Poplar Field that are in need of electrical 

upgrade. Sewer service is via the Winnipesaukee River Basin Sewer System, so capacity is not an 

issue. The sewer hookups in the Lanes area of the campground are modern and in good condition. 

There is some evidence of groundwater infiltration in the older parts of the sewer system, so any future 

facility improvements should address replacement of any sewer lines in the improved areas. 

Other Camper/Summer Guest Amenities: Gunstock offers a number of facilities for the convenience 

and enjoyment of its guests. It’s important to note that attendees of resort functions, outings, events 

and festivals, as well as the general public also use many of these amenities. 

 Mountainside Outfitters – During the summer season, the retail operation located on the deck 

level of the Guest Service Lodge transforms into a full service camp store which offers 

groceries, sundries, snacks, beer and wine, lottery tickets, souvenirs, camping supplies, wood, 

ice, clothing and outdoor equipment. 

 Propane Fill Station – Located next to the skate park, Gunstock can fill all propane cylinders 

from 20 to 100 lbs. 
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 Bathhouses – There are two primary bathhouses in the campground which offer free hot 

showers, toilet and changing facilities, and coin operated washers and dryers. There are two 

additional toilet facilities adjacent to the main camp road. 

 Swimming Pool – An outdoor pool with handicap access and a kids’ play area is located near 

the Poplar field area adjacent to the jumps area. The pool is offered free of charge to camping 

guests. 

 Skate Park – A professionally designed and built park including a half pipe, quarter pipe, 

several rails and various elements which can be used by skateboarders and in-line skaters. 

Gunstock offers rental equipment, helmets and pads throughout the summer season. The park 

is in fair condition and in need of upgrades. 

 Mini Golf Course – An 18-hole mini golf course with elements designed around resort features 

such as the Panorama Lift and Camping Cabins. The course was installed in 2004, and is 

located next to the base area pond. It is in fair condition, and will need to be upgraded soon. 

 Boat Rentals – The resort offers a variety of paddle boats and kayaks for use on the pond. 

 Bike Rentals – A selection of mountain bikes is offered for use around the resort and on alpine 

and cross country ski trails. A $5.00 trail pass is required of non-camping guests using the 

trails at Gunstock. 

 Horseback Riding – Gunstock leases its stables and adjacent trails to a concessionaire who 

provides guided horseback rides for guests from late June through Columbus Day. In the 

winter season, horse drawn sleigh rides are available. 

 Playground Areas – There are two playgrounds on the property. One is located next to the 

pond and is universally available. The other is located between the two main bathhouses, and 

is for the exclusive use of camping guests. 

 Food and Beverage – Coffee, pastries, ice cream and other snacks are offered in the camp 

store. Food and beverage services are generally available during all events. 

 Summit Chair Lift Rides – The Panorama high speed quad chairlift is operated during events 

throughout the summer season. In addition, it is available for private rental for summit 

weddings, summit outings or other private functions. 

b. Upgrading and Expansion 

Improvements to the campground will be designed to increase overall occupancy, per site revenue, 

and length of stay for camping guests by providing more modern site amenities and services. 

Additional cabins, RV hookups, camper recreation features and a return to a dedicated camper 

services building highlight the improvements. 

The various upgrading and expansion components of the campground operations are illustrated in 

figures L3: Campground Improvements and L4: Campground/Nordic Center Concept. 
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Reservations and Camp Store: Prior to 2002, reservations and the campground store occupied the 

small buildings on the main access road that were used as the Cross Country Center in the winter. In 

2002 the operations were moved to the Guest Service Lodge to integrate camping activities with other 

resort operations. In the future, with the addition of summer adventure attractions and the subsequent 

increase in day visitors to Gunstock, it will be important to keep camping segregated from daily resort 

activities. 

A new, 4,000-square foot, two-story building will be constructed along the access road which will 

incorporate Cross Country operations in the winter season and become the Campground Headquarters 

and Camp Store in the summer. Parking for the lower level will be in the current ―Lilac‖ camping lane, 

and both ―pull through‖ and ―pull in‖ parking will be created on the upper level adjacent to the main 

access road. These parking spaces will be recessed sufficiently to allow vehicles to pull in and out 

without disrupting traffic on the main entrance road.  

Traffic Flow: To better segregate and secure campers from other resort day guests, All campground 

traffic will enter and exit via the Main Camp Road off the Main Access Road. A two way gate will be 

installed at the top of the Main Camp Road, which will provide controlled ingress and egress to and 

from the campground. The ―Pond Gate‖ adjacent to the Skate Park will be discontinued, but access 

will be maintained for emergency and maintenance vehicles. 

Campsites: Based on surveys and national trends, it is clear that campers continue to look for more 

amenities on their campsites, particularly electricity, water service, and to a lesser extent, septic 

service. Cable TV and internet access are additional amenities that will be considered. Several 

locations within the existing perimeter of Gunstock’s camping area can be enhanced to offer these 

services much more economically than creating new sites. There is also significant interest in the 

existing camping cabins, and it seems certain that additional cabins would also be well utilized. 

Specific improvements include: 

 The Lanes Area – There are now 73 electric, water, and sewer hookups in this area. 

Eventually, the sites in the remaining lanes Cedar through Fir will be completed providing an 

additional 48 sites with three-way hookups (actual number of sites will depend on final site 

design). 

 Brook Run – Each of these sites in this area will be upgraded with electric and water hookups. 

The roadway into these sites will be upgraded as well, which will add 27 more electric/water 

sites. 

 Wetlands Boardwalk – Ten sites with electric and water were added in 2003. During the 

summer of 2006, the easement area for the main sewer line was cleared for temporary 

overflow sites. These sites have the potential to become permanent, and given their proximity 

to utilities will probably be converted to RV sites at some point in the future. Depending on final 

design, there could be up to 10 additional sites in this location. 

 The Jumps (Poplar) Field – There are currently 26 sites in this location which contain electric 

and water service. The sites are poorly laid out, and the service, which was installed many 
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years ago, is inadequate for modern campers. A complete redesign of this area will expand it 

to 36 campsites with upgraded utilities. 

 Breezy Knoll – This area has been identified either for future cabin expansion, or a possible 

hotel site. If cabins were to be built in this location, it would make sense to winterize them so 

they could be rented on a year-round basis. In the meantime, upgraded water service will be 

provided to campers in this area. 

 Additional Cabin Sites – Potential additional cabin sites have been identified in three other 

locations—adjacent to the outdoor swimming pool, adjacent to the existing cabins off the 

Brook Run section, and along the brook beside the bathhouse complex. Each of these 

locations offer relatively level ground, easy access to electricity and/or water, and a pleasing 

atmosphere. 

While the total number of campsites does not significantly increase under this plan, these 

improvements significantly improve the quality of the campsites in the campground, as illustrated in 

the table below. The upgrade of these sites should improve the overall occupancy of the campground. 

Table 2: Campsite Breakdown 

Site Type Existing Proposed 

Basic 162 90 

Electric/Water 70 83 

Electric/Water/Sewer 73 121 

Cabins 2 15 

 

5. Base Area 

As discussed earlier, the concepts developed for expansion of base area guest services explored the 

ideal sequencing and location of guest services, and the location of additional space. Two building 

configurations were proposed: a ―Phase One‖ alternative that retains the Stockade and adds a new 

building (Building A) between the Guest Services Lodge and the Stockade Lodge, and a second ―Build-

out‖ alternative that in addition to the new Building A removes the Stockade Lodge and replaces it with 

a more efficient, better oriented building (Building B). Both of these alternatives are included in the 

Master Plan, since together they represent a phased approach to base area expansion. 

In addition to the proposed guest service space upgrading and expansion, a new drop off area is 

proposed. The ―looped‖ configuration of the drop-off provides additional short-term parking spaces, 

and segregates the pedestrian traffic from the primary vehicular flow. 

The two alternative base area configurations are illustrated in figures L5: Base Area Concept – Phase 1 

and L6: Base Area Concept – Build-out. 

6. Maintenance & Operations 

The majority of the maintenance and operations functions will continue to be located within the main 

facility on the east side of the main parking lot. Some building maintenance will continue to occur on 
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the first level of the Main Lodge. Lift operations will be relocated from the bottom of Ramrod over to 

the base of the Pistol area at the current Stables location. The Stables would be relocated to the old 

Pistol lift terminal structure. 

7. Circulation 

Changes to circulation throughout Gunstock will be implemented in response to the desire to segregate 

the more public activity areas from the semi-private campground and potential future hotel 

development areas. The main entrance road through to the main base area drop-off and parking will 

remain as the primary public circulation route. Public circulation behind the Main Lodge will be 

discontinued, and access will be limited to emergency, service, and resort shuttle vehicles. Vehicular 

access within the campsite will be limited to campground guests, with gated access points. 

Roads to the alternative hotel sites (A, B, and C) will be accessed from this primary road, but will only 

be used by hotel guests. Hotel site D (Alpine Ridge) will have its own access from Route 11A. 

Internal circulation routes are diagrammed in Figure L7: Circulation Plan. 

B. MOUNTAIN MASTER PLAN 

1. Existing Conditions 

a. Existing Lifts 

Gunstock currently utilizes seven lifts including one surface (conveyor) lift, one fixed grip double 

chairlift, two fixed grip triple chairlifts, two fixed grip quad chairlifts, and one detachable ―high speed‖ 

quad chairlift. 

Table 3: Lifts 

Map Name Type 

Length Vertical 
Average 

Grade  

Hourly 

Capacity 

(ft.) (ft.) (%) (persons/hour) 

A Pistol Triple Chair 2,677 558 21 1,800 

B Summit Detachable Quad Chair 6,427 1,299 20 2,400 

C Ramrod Quad Chair 1,830 412 23 2,100 

D Tiger Triple Chair 2,780 700 25 1,800 

E Gunshy Double Chair 842 126 15 960 

F Carpet Conveyor 80 8 10 600 

G Penny Pitou Quad Chair 1,231 160 13 1,200 

TOTAL 10,860 

Note: Does not include tubing lifts 

Source: SE Group, Gunstock Mountain Resort 
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b. Existing Terrain 

The Gunstock trail network is comprised of 51 trails accommodating a variety of ability levels. The trail 

system accounts for roughly 183 acres of skiing, including terrain features, glades, and open slopes.
1

 

In most cases, trail development has used the terrain and topographic resources so that fall lines and 

natural contours are utilized to maximum advantage. 

Most of the mountain includes intermediate and advanced skiing. There is limited expert terrain 

available in the Summit and Tiger pods. A significant amount of new beginner/novice terrain was 

established in 2009 with the addition of the new Penny Pitou lift and associated trails. This new area 

has corrected the lack of lower level terrain identified in the 2006 Master Plan. A complete inventory of 

trail acreage and ability level is provided as an Appendix to this document, and existing terrain is 

illustrated in Figure M1: Existing Mountain Plan. 

c. Existing Terrain Classification 

The breakdown of existing terrain into ability levels is found in the table below. The right-hand column 

in this table indicates the desired distribution of ability levels. As shown, there is a shortage of 

beginner/ learning terrain (12% slope or less). However, the Peepsight trail is currently being used as 

the first progression after the carpet area to teach beginner lessons, and Upper Try Me and Misfire 

(also Novice) are also used by beginners. Both trails are wide, have flat areas for ―regrouping,‖ and 

very slight areas of gradient beyond 12%. The use of these trails by beginners significantly alleviates 

the deficit of true beginner terrain. 

There is an abundance of intermediate level trails—nearly two-thirds of Gunstock terrain is classified 

as intermediate. This is due to the underlying geography and natural topography of the mountain. 

There is an adequate amount of advanced and expert terrain. 

Table 4: Classification Breakdown by Ability Level (update) 

Ability Level 

Trail 

Area  

Skier/Rider 

Capacity  

Skier/Rider 

Distribution  

Skier/Rider 

Market  

(acres) (guests) (%) (%) 

Beginner 0.2 6.0 >1 5 

Novice 14.5 261.4 15 15 

Intermediate 116.4 1,163.8 69 60 

Advanced 33.5 234.7 14 15 

Expert 9.5 28.5 2 5 

TOTALS 174.1 1,694 100 100 

Source: SE Group, Gunstock Mountain Resort 

                                                 
1

 This number represents 174.1 acres of developed terrain and an additional 8.8 acres of undeveloped ―alternative‖ terrain 

(i.e., glades). There is additional terrain that is used for the tubing area. This terrain is not included in the analysis. 
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d. Existing Comfortable Carrying Capacity (CCC) 

Comfortable Carrying Capacity is defined as the maximum utilization of a ski area (the maximum 

number of skiers at one time) which guarantees a pleasant recreational experience while at the same 

time preserving the quality of the environment. The CCC is based on a combination of the uphill hourly 

capacity of the lift, the downhill capacity of the trail system, the total vertical rise of the lift system, and 

the total amount of time spent waiting in the lift line, on the lift itself, and in the downhill descent. 

The estimation of the Comfortable Carrying Capacity (CCC) of a resort is a complex issue but a very 

important planning criterion. Based on proper identification of the mountain’s capacity, all other service 

facilities can be planned, such as seating in the base lodge, parking, restaurant requirements, the 

rental shop, and other skier or rider services. As noted earlier, the current Comfortable Carrying 

Capacity of Gunstock is 3,760 skiers at one time. 

It is a common practice among ski area operators, and one that has been generally accepted by the ski 

industry, to exceed the CCC on peak days (10 to 20 per season) by up to 25%. SE Group feels this is 

an acceptable policy as long as it does not become common practice. At Gunstock, under existing 

conditions, this represents an increase of 690 skiers, from 3,760 to 4,450. 

The following table details the CCC for each pod. 

Table 5: Analysis of Comfortable Carrying Capacity (CCC) 

Map Name/Type 

Length Vertical Hourly Capacity VTF/Day
a

 Util. 

Rate
b

 

CCC 

(ft.) (ft.) (persons/hour) (000) (guests) 

A Pistol/Triple 2,677 558 1,800 6,328 90% 800 

B Summit/Det. Quad 6,427 1,299 2,400 20,732 95% 1,200 

C Ramrod/Quad 1,830 412 2,100 5,451 90% 600 

D Tiger/Triple 2,780 700 1,800 7,938 90% 700 

E Gunshy/Double 842 126 960 677 80% 150 

F Ski School/Carpet 80 8 600 30 90% 40 

G Penny Pitou 1,231 160 1,200 1,210 90% 270 

TOTALS 10,860 42,366  3,760 

a
 Vertical Transport feet per day—the product of the vertical rise and hourly capacity—rounded 

b
 Utilization Rate – reflects the loading and unloading efficiency of the lifts 

Source: SE Group, Gunstock Mountain Resort 

e. Existing Terrain Density 

An important aspect of ski area design is the balancing of uphill lift capacity with downhill trail 

capacity. Trail densities are derived by contrasting the uphill, at-one-time capacity of each lift system 

(CCC) with the trail acreage associated with each lift pod. At any one time, skiers are dispersed 

throughout the resort, while using guest facilities and milling areas, waiting in lift mazes, riding lifts, or 
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enjoying descents. For the trail density analysis, 25% of each lift’s capacity is presumed to be using 

guest service facilities or milling areas. 

The active skier population can be found in lift lines, on lifts, or on trails. The number of skiers waiting 

in line at each lift is a function of the uphill hourly capacity of the lift and the assumed length of wait 

time at each lift. The number of guests on each lift is the product of the number of uphill carriers and 

the capacity of the lift’s carriers. The remainder of the skier population (the CCC minus the number of 

guests using guest facilities, milling in areas near the resort portals, waiting in lift mazes, and actually 

riding lifts) is assumed to be descending trails. 

Trail density is then modeled by dividing this calculated number of guests on the trails (for analysis 

purposes, assumed to be evenly distributed across the trail acreage) by the amount of trail area that is 

available within each lift pod. The trail density analysis then compares this modeled trail density for 

each lift pod to the target trail density for that pod (i.e., the product of the ideal trail density for each 

ability level and the lift’s trail distribution by ability level). 

The density analysis for the existing conditions at Gunstock is illustrated in the table below. 

Table 6: Density Analysis 

Map 

Ref 

Daily Lift 

Capacity 

Guest Dispersement Density Analysis 

Support 

Fac/Milling 

Lift 

Lines 
On Lift 

On 

Terrain 

Terrain 

Area 

Terrain 

Density 

Desired 

Trail 

Density 

Diff. 
Density 

Index 

(guests) (guests) (guests) (guests) (acres) (guest/ac) (guest/ac) (=/-) (%) 

A 800 200 135 161 304 36.0 9 12 -2 71 

B 1,200 300 114 244 542 77.1 7 9 -2 78 

C 600 150 158 128 164 23.2 7 10 -3 74 

D 700 175 135 167 223 30.9 7 7 0 97 

E 150 38 22 24 66 1.9 36 18 18 198 

F 40 16 9 9 6 0.2 30 30 0 100 

G 270 68 54 49 99 5.0 20 17 3 118 

TOTALS 3,760 947 627 782 1,404 174.1 10 11 -1 92 

Source: SE Group, Gunstock Mountain Resort 

A balanced relationship of target and modeled trail density would be a density index of 100%. The total 

density index at Gunstock is 92%. This indicates a close balance of overall terrain capacity when 

compared to CCC. The overall downhill trail capacity was calculated at 4,538 guests, approximately 

17% higher than the overall CCC. This shows that trail densities around the resort are close to design 

targets, meaning that the trails would not feel crowded but they wouldn’t feel overly spacious either. 

Despite this overall balance, areas on the mountain, such as merge zones, convergence areas, lift 

milling areas, major circulation routes, and egress routes, can experience higher densities periodically 

during the day. 
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The density figures show that for most of the individual lift/trail systems, the modeled trail densities are 

at or below the target trail densities. The exceptions to this are the Gunshy and Penny Pitou areas. 

These two lifts share the same terrain, and the quantity of skiers coming off the two lifts at the same 

time can result in too many skiers being on the available trails. There is not enough terrain to support 

two separate lifts in this area. 

f. Existing Snowmaking 

In 2008, Gunstock, working with consultants from Sno.matic Engineering developed a snowmaking 

master plan for the resort. The plan set a design goal which would allow snow coverage of 80% of 

existing terrain by the Christmas holiday week in an average weather year. Using this criteria, it was 

determined that a system capable of pumping 6,000 gallons of water per minute utilizing 14,000 

square feet of compressed air would be required, as well as investment in more energy efficient snow 

gun technology to use the full capacity of the plant in more marginal snowmaking temperatures. Since 

then, particularly during the capital expansion of 2009, pumps and piping were added that achieve this 

capacity and Gunstock has invested heavily in advanced snowguns. As mentioned earlier, Gunstock 

now has an inventory of 280 tower mounted fixed guns, 28 tower mounted electric fan guns, 10 

carriage mounted fan guns and a fleet of over 60 sled mounted energy efficient ground guns. The 

primary underground distribution pipes which supply the mountain with water have been replaced, and 

new electric transformers were installed in 2009 to supply power to the electric guns. Water supply is 

more than adequate. Over 80 million gallons of water are stored in the Cobble Mountain reservoir, and 

transfer pumps can replenish the source pond adjacent to the snowmaking plant at a rate of 4,000 

gallons per minute. 

There are still two major trails that do not have trailside snowmaking pipe, namely Hotshot and 

Flintlock. Flintlock is covered by dragging hoses from nearby Trigger, but Hotshot must rely on natural 

snow. 

2. Proposed Upgrading and Expansion 

a. Proposed Lifts 

The lift system at Gunstock will continue to be upgraded, with the replacement of the Tiger Chair by a 

quad chairlift. The Gunshy lift will be removed; the new Penny Pitou lift provides direct access to all of 

the beginner/novice terrain which makes Gunshy redundant. Lighting will be added to the entire Penny 

Pitou complex, adding an additional 3 acres of night skiing terrain for beginners.  

This lift improvement will increase the mountain CCC will increase from 3,760 to 4,030. This 

expansion will continue to improve the Gunstock skiing and riding experience during busy periods, as 

lift waiting times will be reduced and guests will achieve more runs per day. 

The following table shows the specifications of each of the proposed lifts. 
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Table 7: Lifts 

Map Name Type 

Length Vertical 
Average 

Grade 
Hourly 

Capacity 
(ft.) (ft.) (%) 

A Pistol Triple Chair 2,677 558 21 1,800 

B Summit Detachable Quad 6,427 1,299 20 2,400 

C Ramrod Quad Chair 1,830 412 23 2,100 

D Tiger Quad Chair 2,780 700 25 2,400 

F Carpet Conveyor 80 8 10 600 

G Penny Pitou Quad Chair 1,231 160 13 1,200 

TOTAL 10,500 

Note: Does not include tubing areas (G and H) 

Source: SE Group, Gunstock Mountain Resort 

b. Proposed Terrain 

Certain existing trails on every pod will be widened and graded to improve the flow of skier traffic and 

the skiing and riding experience. A total of four new trails will be constructed. These trails will improve 

terrain variety and add to the downhill capacity of the mountain. Proposed trail improvements are 

illustrated on Figure M2: Proposed Mountain Plan. 

Total new trails and trail expansions will yield 21 new acres of terrain. A complete inventory of existing 

and proposed trail acreage and ability level is provided as an Appendix to this document. 

c. Proposed Terrain Classification 

The breakdown of proposed terrain will be much closer to the ideal percentages. Intermediate, 

advanced and expert terrain will increase by 19 acres, providing increased terrain variety for these core 

skier groups. 

The following table depicts the breakdown by ability level of the proposed terrain network at Gunstock. 

Table 8: Classification Breakdown by Ability Level (update) 

Ability Level 
Trail Area 

Skier/Rider 

Capacity 

Skier/Rider 

Distribution  

Skier/Rider 

Market 

(acres) (guests) (%) (%) 

Beginner 0.2 6.0 >1 5 

Novice 17.1 308.2 16 15 

Intermediate 120.4 1,203.5 64 60 

Advanced 48.5 339.4 18 15 

Expert 9.5 28.5 2 5 

TOTALS 195.7 1,886 100 100 

Source: SE Group, Gunstock Mountain Resort 
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d. Proposed Comfortable Carrying Capacity (CCC) 

With the proposed lift improvements and terrain enhancements, the CCC will increase from 3,760 to 

4,030, an increase of 7%. 

The following table depicts the breakdown of the increase in CCC. 

Table 9: Analysis of Comfortable Carrying Capacity (CCC) 

Map Name/Type 

Length Vertical Hourly Capacity VTF/Day
a

 Util. 

Rate
b

 

CCC 

(ft.) (ft.) (persons/hour) (000) (guests) 

A Pistol/Triple 2,677 558 1800 6,328 90% 900 

B Summit/Det. Quad 6,427 1,299 2400 20,732 95% 1,240 

C Ramrod/Quad 1,830 412 2100 5,451 90% 600 

D Tiger/Quad 2,780 700 2400 9,996 90% 900 

F Ski School/Carpet 80 8 600 30 90% 40 

G Penny Pitou 1,231 160 1,200 1,211 90% 350 

TOTALS 10,500 43,748  4,030 

a 
Vertical Transport feet per day—the product of the vertical rise and hourly capacity—rounded 

b
 Utilization Rate – reflects the loading and unloading efficiency of the lifts 

Source: SE Group, Gunstock Mountain Resort 

e. Proposed Terrain Density 

As discussed in the Existing Conditions, an important aspect of resort design is the balancing of uphill 

lift capacity with downhill trail capacity. Trail densities are derived by contrasting the CCC with the trail 

acreage associated with each lift pod. The density analysis compares a modeled trail density to the 

target trail density for the trails associated with each lift pod. The density analysis for the Upgrade Plan 

is illustrated in the following table. 

Table 10: Density Analysis 

Map 

Ref 

Daily Lift 

Capacity 

Guest Dispersement Density Analysis 

Support 

Fac/Milling 

Lift 

Lines 
On Lift 

On 

Terrain 

Terrain 

Area 

Terrain 

Density 

Desired 

Trail 

Density 

Diff. 
Density 

Index 

(guests) (guests) (guests) (guests) (acres) (guest/ac) (guest/ac) (=/-) (%) 

A 900 270 162 161 307 49.9 6 12 -6 53 

B 1,240 321 133 244 542 84.2 6 9 -2 75 

C 600 150 158 128 164 23.2 7 10 -3 74 

D 900 225 170 210 295 31.0 10 7 2 127 

F 40 16 9 9 6 0.2 30 30 0 100 

G 350 88 108 49 105 6.9 15 17 -2 89 

TOTALS 4,030 1,070 740 801 1,419 195.3 8 10 -2 81 

Source: SE Group, Gunstock Mountain Resort 
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The table above shows that with the new trails and other upgrades to the mountain, the overall Density 

Index will decrease from 92% (existing condition) to 81% (upgrade condition)—indicating that the 

trails will feel less crowded than in existing conditions. Developing the additional trails would lower the 

per-acre densities. The trails in the Penny Pitou area will be less crowded with the removal of the 

Gunshy lift, bringing that area into balance with the lift capacity. Densities associated with the Tiger lift 

pod will increase with the upgrading of this lift, as the hourly capacity of the lift will increase which 

puts more skiers per hour onto the existing trails. However, most of the trails off this lift are Advanced 

level trails, which have a target density range of 4 to 10 skiers per acre, so although the ―desired‖ 

density is 8 skiers per acre, the actual density of 10 skiers per acre is still within the target range. 

Additionally, this area is often used for race training, and the trails open to the public during these 

times would likely have lower densities. 

f. Proposed Snowmaking Expansion 

The current snowmaking plant operates at its maximum capacity, which is sufficient to cover the 

terrain on the existing and proposed trail acreage. Thus, any plant improvements will focus on 

increasing efficiency as opposed to capacity. Emphasis will be placed on using software that provides 

real-time comparisons of actual vs. theoretical snow output. Enhanced motor starters, cooling 

systems, and improved control valves will be considered. 

Short term expansion of the distribution system will consist simply of providing snowmaking pipe on 

trails currently without snowmaking, and continuing a steady investment in efficient snow gun 

technology. Snowmaking pipe will be added to Hotshot and Flintlock, as well as any new expansion 

areas. 

Longer term expansion that incorporates new acreage in Alpine Ridge or to the southwest of the Pistol 

Complex will likely require a major upgrade or replacement of the existing plant. As these expansions 

will require a specific and unique development plan, a snowmaking strategy would be incorporated into 

that plan. 

3. Guest Services 

The following table summarized the existing guest service space at Gunstock, and illustrates the 

increases in guest service space needed to accommodate the increased capacity of the mountain 

upgrading and expansion from 3,760 to 4,030. 
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Table 11: 

Existing Guest Services Space Programming 

Service Function 

Level 0 Level 1 Level 2 Level 3  
Current 

Sq Ft 

Industry 

G.S. 

Lodge 

Main 

Lodge 

G.S. 

Lodge 

Main 

Lodge 

G.S. 

Lodge 
Stockade 

Main 

Lodge 
Stockade 

Other 

Buildings 
Low High 

Rest/Lodge Seating - 2,980 - 3,700 - - 2,700 2,150 840 12,370 14,796 21,137 

Kitchen/Scramble - 2,140 - 2,690 - - 60 1,360 - 6,250 5,453 6,341 

Bar/Lounge - - - 2,250 - - 1,860 - - 4,110 2,536 3,171 

Rest Rooms(public) - 710 - - 700 200 190 360 - 2,160 4,227 5,073 

Ski School  - - - - - - - - - - 1,934 2,418 

Adaptive Skiing - - - - - - - - 1,440 1,440 - - 

Childrens Center - - - - - 3,390 - - - 3,390 3,345 3,627 

Rental/Repair 3,220 - 380 - - - - - - 3,600 6,720 7,600 

Retail Sales - - - - 2,560 - - - - 2,560 2,114 2,959 

Ticket Sales/Guest Svs - - 780 - 470 - - - - 1,250 2,015 2,821 

Public Lockers - 1,870 - - - - - - - 1,870 2,136 2,821 

Safety Services - - 720 - - - - - 530 1,250 1,612 2,015 

Administration 100 - 560 - - 100 2,700 - - 3,460 2,620 3,224 

Employee Lockers/Lounge - - 150 - - 610 - - - 760 806 1,411 

Storage - - - 140 - 360 400 - - 900 4,433 4,876 

SUB-TOTAL 3,320 7,700 2,590 8,780 3,730 4,660 7,920 3,860 2,810 43,930 54,747 69,494 

Mechanical  130 830 140 - - 340 - - - 1,440 443 1,209 

Circulation/Waste 450 700 1,170 1,870 170 360 670 420 - 5,810 5,078 6,448 

Function space - 810 - - - - - - - 810 - - 

TOTALS 3,900 10,040 3,900 10,650 3,900 5,360 8,590 4,280 2,810 51,990 60,268 77,151 

Notes: Other buildings include Adaptive (1,440sf), First Aid Top (530sf), and Panorama Pub (840sf) 

Source: Gunstock Mountain Resort 
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In addition to an increase in space, it is anticipated that additional restaurant seats will be required. A 

key factor in evaluating seating capacity is the seat turnover rate. A turnover rate—ranging from 2.5 to 

5—is typically utilized in determining food service seating capacity. Areas with sit-down dining 

typically experience a low turnover rate, while cafeteria-style dining is characterized by a high turnover 

rate. In addition to the type of food service, climate and snow conditions also impact the seat turnover 

rate (e.g., areas with cold and snowy climates have low turnover rates). The final consideration is the 

habits of the guests, for example, some guests might enjoy bringing their own lunch and eating 

outside. At Gunstock, SE Group—based upon the above factors—has selected a turnover rate of 

cafeteria seats of 3. The table below summarizes Gunstock’s seating requirements based on its 

upgrading and expansion capacity. 

Table 12: 

Food Service Seating Requirements 

Upgrading and Expansion (CCC=4,030) 

Total Seating Requirements (CCC + additional guests) 4,227 

Average Seat Turnover 3 

Total Seats Required 1,409 

Total Seats Available 1,130 

Additional Seats Required 279 

Source: SE Group, Gunstock Mountain Resort 

As identified in the table above, there is a significant shortage of guest service space given the 

mountain’s upgraded capacity of 4,030. Specifically, there is insufficient space for food and beverage 

operations—restaurant seating, kitchen/scramble and storage, as well as rentals, ski school, retail, 

ticketing, and seasonal lockers. In addition, there are a number of issues related to the location and 

sequencing of guest services. For example, the rental shop is in the basement of the Guest Services 

Lodge, which requires beginner skiers to negotiate stairs while carrying bulky equipment, and then 

walk all the way over to the beginner area. The Children’s ski school and daycare facility is in the 

Stockade Lodge, which can only be accessed by snow which is difficult for parents walking with 

young children. 

The following discussion summarizes the recommendations for the size and location for all proposed 

guest service space, exploring the use of both base area concepts (Phase One and Build-out) for the 

upgrading and expansion of guest services. 

The sizing of all proposed guest service space is in response to industry standards for resorts of 

similar size and nature to Gunstock. Guest service space has been located in anticipation of various 

guests’ needs for the duration of their visit at Gunstock. Conceptual in nature, the space programming 

sketches indicate the general location of, and inter-relationships between, guest services. It is 

anticipated that spatial ―recommendations‖ and programming sketches will be further refined during 

future architectural planning. 
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a. Scenario A  

Scenario A relocates the Children’s Center to the first level of the Main Lodge. An outdoor play area will 

be created immediately adjacent to the lodge to accommodate the needs of the new Children’s Center 

location. The remainder of the Main Lodge remains the same. 

The basement of the Guest Services lodge will be converted into a seasonal locker room, with adjacent 

rest rooms. The first level will include public rest rooms, guest services space, employee space and 

some administration. The second level of the Guest Services Lodge will be used for retail space (rest 

rooms will be retained). 

The new Building A will be the primary location for ticketing and guest services on the lower level. 

Rental storage and ski school lockers will also be on level 1. The rental shop is located on level 2, with 

on-grade access to the beginner area. Food service, with outdoor seating space oriented toward the 

mountain views, is located on level 3. 

The lower level of the Stockade Lodge will be converted into additional food service space. 

Scenario A is illustrated in figures A0 through A3 – Scenario A: Guest Services. 
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Table 13: 

Scenario A – Guest Services Space Programming 

SCENARIO A 

Service Function 

Level 

0 
Level 1 Level 2 Level 3 Other 

On-

Mountain 

Total 

Proposed 

Sq Ft 

Industry Industry 

G.S. 

Lodge 

Main 

Lodge 

G.S. 

Lodge 

Lodge 

A 

Main 

Lodge 

G.S. 

Lodge 
Stockade 

Lodge 

A 

Main 

Lodge 
Stockade 

Lodge 

A 

Base 

Buildings 
Low High 

Rest/Lodge Seating - - - - 3,700 - 3,300 - 2,800 2,150 3,800 - 2,700 18,830 16,910 21,140 

Kitchen/Scramble - 2,140 - - 2,700 - 1,360 - - 1,350 1,600 - 1,800 10,950 8,460 12,680 

Bar/Lounge - - - - 1,850 - - - 780 - - - 400 3,030 2,540 3,170 

Rest Rooms(public) 280 710 875 - - 700 - 800 500 360 800 - - 5,025 4,230 5,070 

Ski School - - - 1,200 - - - - - - - - - 1,200 1,930 2,420 

Adaptive Skiing - - - - - - - - - - - 1,150 - 1,150 - - 

Children’s Center - 4,850 - - - - - - - - - - - 4,850 3,350 3,630 

Rental/Repair - - - 1,200 - - - 5,400 - - - - - 6,600 5,400 7,200 

Retail Sales - - - - - 2,600 - - - - - - - 2,600 2,110 2,960 

Ticket Sales/Guest 

Services 
- - 1,135 1,600 - - - - - - - - - 2,735 2,020 2,820 

Public Lockers 2,800 - - - - - - - - - - - - 2,800 2,140 2,820 

Safety Services - - - - - - - - - - - 1,730 - 1,730 1,610 2,020 

Administration 100 - 375 - - - - - 3,840 - - - - 4,315 3,020 4,030 

Employee 

Lockers/Lounge 
- - 550 300 - - - -  - - - - 850 810 1,410 

Storage - - - 400 - 400 - -  - - - - 800 4,430 4,880 

SUB-TOTAL 3,180 7,700 2,935 4,700 8,630 3,700 4,660 6,200 7,920 3,860 6,200 2,880 4,900 67,465 58,960 76,250 

Mechanical 130 830 - 400   340     -  1,700 440 1,210 

Circulation/Waste 590 750 965 1,500 1,850 200 370 400 1,350 420 400 - 500 8,015 5,080 6,450 

Support 

Services/Maintenance 
- 1,620 - - - - - - - - - - - 1,620 - - 

Function space - - - - - - - - - - - - - - - - 

TOTALS 3,900 10,900 3,900 6,600 10,100 3,900 5,370 6,600 9,270 4,280 6,600 2,880 5,400 78,800 64,480 83,910 

Notes: 

Adaptive Skiing space is considered part of Ski School 

Attic space in Main Lodge (approximately 2,700sf) should be added to storage space 

Source: Gunstock Mountain Resort 
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b. Scenario B  

Scenario B relocates the Children’s Center to the first level of the Main Lodge. An outdoor play area will 

be created immediately adjacent to the lodge to accommodate the needs of the new Children’s Center 

location. The remainder of the Main Lodge remains the same. 

The basement of the Guest Services lodge will be converted into a seasonal locker room, with adjacent 

rest rooms. The first level will include public rest rooms, guest services space, employee space and 

some administration. The second level of the Guest Services Lodge will be used for retail space (rest 

rooms will be retained). 

Level 1 of the new Building A will be the primary location for ticketing and guest services. Rental 

storage, ski school lockers, and understructure service access through to Building B will also be on 

this level. The rental shop is located on level 2, with on-grade access to the beginner area. Food 

service, with outdoor seating space oriented toward the mountain views, is located on level 3. 

The new Building B will provide two levels of food service. The lower level will have outdoor space and 

views oriented toward the beginner area, while the upper level will orient toward the mountain views 

with a deck that connects Building B with Building A. 

Scenario B is illustrated in figures B0 through B3 – Scenario B: Guest Services. 



 

 

GUNSTOCK MOUNTAIN RESORT MASTER PLAN 29 

Table 14: 

Scenario B – Guest Services Space Programming 

SCENARIO B 

Service Function 

Level 0 Level 1 Level 2 Level 3 Other 
On-

Mountain 

Total 

Proposed 

Sq Ft 

Industry Industry 

G.S. 

Lodge 

Main 

Lodge 

G.S. 

Lodge 

Lodge 

A 

Main 

Lodge 

G.S. 

Lodge 

Lodge  

A 

Lodge 

B 

Main 

Lodge 

Lodge 

A 

Lodge 

B 

Base 

Buildings 
Low High 

Rest/Lodge Seating - - - - 3,700 - - 3,250 2,800 3,800 3,080 - 2,700 19,330 16,910 21,140 

Kitchen/Scramble - 2,140 - - 3,080 - - 1,630 - 1,600 1,800 - 1,800 12,050 8,460 12,680 

Bar/Lounge - - - - 2,000 - - - 780 - - - 400 3,180 2,540 3,170 

Rest Rooms(public) 280 710 875 - - 700 800 400 500 800 400 - - 5,465 4,230 5,070 

Ski School  - - - 1,200 - - - - - - - - - 1,200 1,930 2,420 

Adaptive Skiing - - - - - - - - - - - 1,150 - 1,150 - - 

Children’s Center - 4,850 - - - - - - - - - - - 4,850 3,350 3,630 

Rental/Repair - - - 1,200 - - 5,400 - - - - - - 6,600 5,400 7,200 

Retail Sales - - - - - 2,600 - - - - - - - 2,600 2,110 2,960 

Ticket Sales/Guest 

Services 
- - 1,135 1,600 - - - - - - - - - 2,735 2,020 2,820 

Public Lockers 2,800 - - - - - - - - - -  - 2,800 2,140 2,820 

Safety Services - - - - - - - - - - - 1,730 - 1,730 1,610 2,020 

Administration 100 - 375 - - - - - 3,840 - - - - 4,315 3,020 4,030 

Employee 

Lockers/Lounge 
- - 550 300 - - - - - - - - - 850 810 1,410 

Storage - - - 400 - 400 - - - - - - - 800 4,430 4,880 

SUB-TOTAL 3,180 7,700 2,935 4,700 8,780 3,700 6,200 5,280 7,920 6,200 5,280 2,880 4,900 69,655 58,960 76,250 

Mechanical  130 830 - 400 - - - - - - - - - 1,360 440 1,210 

Circulation/Waste 590 750 965 1,500 1,320 200 400 220 1,350 400 220 - 500 7,695 5,080 6,450 

Support 

Services/Maintenance 
- 1,620 - - - - - - - - - - - 1,620 - - 

Function space - - - - - - - - - - - - - - - - 

TOTALS 3,900 10,900 3,900 6,600 10,100 3,900 6,600 5,500 9,270 6,600 5,500 2,880 5,400 80,330 64,480 83,910 

Notes:  

Adaptive Skiing space is considered part of Ski School 

Attic space in Main Lodge (approximately 2,700sf) should be added to storage space 

Source: Gunstock Mountain Resort 
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c. Scenario C  

Scenario C assumes that in addition to continuing as a food service venue, the Main Lodge food and 

beverage operation will be ―upgraded‖ to cater to functions and special events. The Stone Cellar will be 

converted into a pub, and the level 2 bar will be decreased in size to accommodate additional rest 

rooms, a coat room, and a bridal room. 

The Children’s Center will be moved out of the Stockade to the Guest Services building, and the 

available space converted to addition food service seating. 

The basement of the Guest Services lodge will be converted into a seasonal locker room, with adjacent 

rest rooms. An outdoor play area will be created immediately adjacent to the first level of the Guest 

Services building to accommodate the needs of the new Children’s Center location. The second level 

of the Guest Services building will be used for retail space (rest rooms to be removed). 

The new Building A will be the primary location for ticketing and guest services on the lower level. Rest 

rooms and ski school lockers will also be on level 1. The rental shop will be located on level 2, with 

on-grade access to the beginner area. Food service, with outdoor seating space oriented toward the 

mountain views, will be located on level 3. 

Scenario C is illustrated in figures C0 through C3 – Scenario C: Guest Services. 
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Table 15: 

Scenario C – Guest Services Space Programming 

SCENARIO C 

Service Function 

Level 

0 
Level 1 Level 2 Level 3 Other 

On-

Mountain 

Total 

Proposed 

Sq Ft 

Industry Industry 

G.S. 

Lodge 

Main 

Lodge 

G.S. 

Lodge 

Lodge 

A 

Main 

Lodge 

G.S. 

Lodge 
Stockade 

Lodge 

A 

Main 

Lodge 
Stockade 

Lodge 

A 

Base 

Buildings 
Low High 

Rest/Lodge Seating - - - - 3,700 - 3,300 - 2,800 2,150 3,800 - 2,700 18,450 16,910 21,140 

Kitchen/Scramble - 2,140 - - 2,830 - 1,360 - - 1,360 1,600 - 1,800 11,090 8,460 12,680 

Bar/Lounge - 2,980 - - 600 - - - 780 - - - 400 4,760 2,540 3,170 

Rest Rooms(public) 280 710 - 800 750 - - 800 500 360 800 - - 5,000 4,230 5,070 

Ski School  - - - 1,200 - - - - - - - - - 1,200 1,930 2,420 

Adaptive Skiing - - - - - - - - - - - 1,150 - 1,150 - - 

Children’s Center - 1,870 2,300 - - - - - - - - - - 4,170 3,350 3,630 

Rental/Repair - - - - - - - 5,400 - - - - - 5,400 5,400 7,200 

Retail Sales - - - - - 3,700 - - - - - - - 3,700 2,110 2,960 

Ticket Sales/Guest 

Services 
- - 600 1,600 - - - - - - - - - 2,200 2,020 2,820 

Public Lockers 2,800 - - - - - - - - - - - - 2,800 2,140 2,820 

Safety Services  - - - - - - - - - - 1,730  1,730 1,610 2,020 

Administration 100 - 200 - - - - - 3,840 - - - - 4,140 3,020 4,030 

Employee 

Lockers/Lounge 
- - - 700 - - - - - - - - - 700 810 1,410 

Storage - - - 670 - - - - - - - - - 670 4,430 4,880 

SUB-TOTAL 3,180 7,700 3,100 4,970 7,880 3,700 4,660 6,200 7,920 3,870 6,200 2,880 4,900 67,160 58,960 76,250 

Mechanical  130 830 - 400 - - 340 - - - - - - 1,700 440 1,210 

Circulation/Waste 590 750 800 1,230 1,320 200 360 400 1,350 - 400 - 500 7,000 5,080 6,450 

Support 

Services/Maintenance 
- 1,620 - - - - - - - - - - - 1,620 - - 

Function space - - - - 900 - - - - - - - -  - - 

TOTALS 3,900 10,900 3,900 6,600 10,100 3,900 5,360 6,600 9,270 3,870 6,600 2,880 5,400 77,480 64,480 83,910 

Notes:  

Adaptive Skiing space is considered part of Ski School 

Attic space in Main Lodge (approximately 2,700sf) should be added to storage space 

Source: Gunstock Mountain Resort 
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4. Parking 

Guests wishing to drop-off passengers or equipment prior to parking may utilize the new drop-off area, 

located in front of the Main Lodge, Guest Services Building and Welcome Center. The ―looped‖ 

configuration of the drop-off provides additional short-term parking spaces, and segregates the 

pedestrian traffic from the primary vehicular flow. 

Primary guest parking will continue to be available in the Main Parking Lot and the Pistol Parking Lot. 

On busy days additional parking will be provided in camping lanes C,D,E,K and L, the Jumps area, and 

Alpine Ridge. Guests parking in the remote lots will be transported by shuttle to the base area facilities. 

The shuttles will circle the Main Parking Lot, dropping off guests at a loading/unloading area in front of 

the Main Lodge/Guest Services Building or by the bus drop off area. Table 16 summarizes the parking 

capacities of all existing and proposed parking areas. 

Table 16: Parking Capacity – Existing and Proposed 

Lot Location Number of Spaces 

Main Lot 550 

Pistol Lot 375 

Camping Lanes 350 

Jumps Field 200 

Wide Spot 90 

Alpine Ridge 475 

TOTAL 2,040 

Source: SE Group, Gunstock Mountain Resort 

Bus parking will continue to be located on the north side of the Main Lodge, adjacent to the beginner 

terrain and tubing area. This area is conveniently located to all base area facilities for direct pedestrian 

access, but removed from the main parking, drop-off and pedestrian paths to reduce the negative 

impact of long-term bus parking. 

The bus parking lot is also ideally located for beginner terrain. While there are no short-term plans to 

relocate the bus parking lot and reclaim this area for beginner terrain, this may be a long-term 

alternative. In the short term, the bus parking area will continue to be converted to the skate park 

location in the summer season. 

The following table summarizes the upgraded parking requirements for Gunstock. As this table 

indicates, the existing and proposed areas will meet the increased demand. 
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Table 17: Parking Requirements (CCC=4,030) 

Total parking requirements (CCC+additional guests) 4,500
a

 

Percent day skier parking 90% 

Percent charter bus 10% 

Day skier parking (guests) 4,050 

Bus parking (guests) 450 

Average Vehicle Occupancy 2.6 

Car parking requirements (spaces) 1,558 

Bus parking requirements (spaces) 12 

Car parking available 2,040 

Bus parking available 18 

Note: 

a
 Includes non-skiing guests and tubing guests. 

Source: SE Group, Gunstock Mountain Resort 

C. MULTI-SEASON RECREATION PLAN (MSRP) 

Based on team discussions related to site conditions and operational considerations, a number of 

activities identified in the preliminary multi-season recreation program were discarded. The resulting 

program, reflecting market positioning, site conditions and operational considerations, forms the basis 

of the Multi-Season Recreation Plan for Gunstock. 

Table 18: Season Recreation Program 

Product/Activity 

Rides/Attractions 

Climbing Wall 

Skate/ Bike Park 

Mini Golf 

Lift Rides 

Bumper Boats 

Giant Swing 

Gyro-Xtreme 

Hay rides 

Inflatables (Bouncy Castle, Climbing, 

Slides) 

Trampoline 

Trapeze 

Ropes Course 

Zorb 

Canopy Tours 

Mountain Glider (Dopplemayr) 

Mountain Coaster 

Zip Lines 

Sports (recreation and leisure) 

Basketball 

Boating (Canoe, Kayak, Paddle Boats) 

Climbing 

Fishing 

Horse-Shoes 

Swimming – pool 

Volleyball 

Nordic Skiing 

Camping 

Hiking 

Nature Hikes 

Trail Running 

Badminton 

Lawn sports 

Trap Shoot 

Rollerblading 

Go-cart Racing 

Golf 

Tennis 

GPS Treasure Hunt/ Route Mapping 

Backcounty Tours 

Snowmobiling 

Diggler (mountain scooters) 

Downhill Mountain Biking 

Ice Skating (real or artificial) 

Broomball 

Summer Camps 

Yoga 

Gym (indoor sports and/or fitness 

facility) 

Bird Watching 

Kite Flying 

ATV/ 4 Wheeler Riding (guided only) 

Disc Golf 

Paintball 
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Table 18: Season Recreation Program 

Product/Activity 

Biking 

Horseback Riding 

Mountain Biking 

Skiing/Snowboarding 

Snowshoeing 

Mountain Board Course 

Tubing 

Equestrian 

Events 

Entertainment Music/Festivals 

Family Reunions 

Weddings 

Arts/Crafts Festival 

BBQ Championships 

Haunted House 

Ski Sale/Swap Meet 

Marathons/Triathlon  

Volleyball Tourney 

Bike Week/Hill Climb 

Fireworks 

Mt. Bike Series 

Scavenger Hunts 

Ski Races 

Soapbox/Cardboard Box Derby 

Movies 

Brewfest 

Bonfires 

Oktoberfest 

Winter ―Festival of Lights‖ 

Geo Caching (w/GPS) 

Stargazing 

Team Building 

Torchlight Parade 

Education/Activities 

Arts/Crafts 

Skill Learning 

Camps 

Games 

Photography/Video Services 

Cooking/Wine and Beer Making 

Tours 

Adaptive Sports Center 

Food & Beverage 

Banquets/Special Events 

On Mountain Dining 

Fine Dining 

Prepared Food (i.e., Gourmet Picnic Baskets) 

Specialty Food (i.e., make your own pizza/tacos etc.) 

Specialty Food/Wine Tasting 

Facilities 

Daycare 

Playground 

On-mountain Restaurant 

Bakery 

Conference Center 

Hotel 

Indoor Special Events Venue 

Micro Brewery 

Museum 

Night Club 

Nature Center 

Outdoor Special Events Venue 

Petting Zoo 

Poolside Bar 

Shops 

Spa 

Theatre 

Virtual Experience Arcade 

Environmental Resource Center 

Legend: Highlighted columns indicate attractions already present at Gunstock 

 

The program elements have been located throughout the area, creating ―nodes‖ of activity. These 

activity areas are identified in figures R1: Overall Multi-Season Recreation Plan and R2: Base Area 

Multi-Season Recreation Plan (Spring/Summer/Fall). 
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1. Campground 

Campground activities are located within the campground amenities area, and provided for use by 

campground guests. Campground guests will be able to access any activities located throughout 

Gunstock for a fee, but the campground amenities will be exclusively for their use free of additional 

charge. 

2. Mountain 

Traditional mountain activities—skiing, riding and tubing in the winter, as well as hiking, biking and 

horseback riding in the spring/summer/fall—will continue to be offered at Gunstock. Supplementing 

these activities will be gravity-oriented mountain ―rides,‖ such as the mountain coaster, zip lines and 

canopy tours. These ―magnets‖ will serve as primary attractions for the resort, significantly increasing 

the daily visitation during the spring/summer/fall months, as well as augmenting the existing winter 

visitation. 

3. Hotel Sites 

There are a number of year-round activities that could be offered at Gunstock in concert with some 

kind of overnight lodging. Fitness centers, conference facilities, theaters, and spas are specific 

attractions that are traditionally connected to accommodations, and may be the primary reason for 

staying overnight at the resort. 

4. Base Area 

The base area will continue to be the primary focus of ―public‖ oriented activities and attractions. In the 

winter, the base area will provide the majority of guest services for guests who are skiing, riding and/or 

tubing. In the spring/summer/fall, a number of activity ―zones‖ will be created surrounding the base 

area buildings, creating a horseshoe of activity that extends from the Pistol base area (horseback 

riding), over past the Panorama quad, and around to the skate park and the pond. 

Panorama Lift: Panorama will provide scenic lift rides, as well as access to the top of the mountain for 

on-mountain dining and the start of the zipline/canopy tours. Activities that require larger areas to play, 

such as disc golf and paintball, will be located between Panorama and the Ramrod Quad. 

Fun Zone: The Fun Zone will include ―midway‖ type activities—inflatables, giant swings, climbing 

wall—that support the ―magnet‖ attractions and provide other fun things to do. These activities are 

oriented toward all age groups, to provide something for everyone. 

Gravity Zone: The Gravity Zone features mountain-oriented activities that require some gradient, but 

need to be staged (easily accessible) adjacent to base area facilities. The Gravity Zone is located on 

the gentle slopes of the beginner/tubing area, utilizing the tubing slopes for summer tubing, and the 

wooded areas between the tubing and Penny Pitou area for a mountain coaster. A small beginner 

zipline will be located in this area also, to provide a training area for those participating in the bigger 

zipline/canopy tours as well as an attraction for the younger and/or more timid crowd. 
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Kids Zone and Waterfront: The Kids Zone, located in a quieter, shady part of the base area will provide 

activities for younger children. This will also be the terminus for the zipline tour and the gathering place 

for the Challenge Course. The waterfront area adjacent to the Kids Zone will host paddleboats, kayaks, 

and active water play elements. It is unclear whether the pond can be certified for regular public 

swimming, but if so, active ―in-water‖ sports would be located here as well. 

Challenge Course: The Challenge Course will wind through the forested area downstream of the pond 

dam. The course will consist of a demonstration area, kids challenge course, and five challenge 

courses of progressively higher difficulty and thrills. 

Buildings: The base area buildings will continue to offer guest services, with some of the spaces 

providing the same services year-round while others transition during the spring/summer/fall months: 

 Ticketing and guest services for all activities and food and beverage outlets will remain the 

same. 

 Rentals and retail will still provide the same functions, but the products will change—rental 

skis will be exchanged for rental bikes, etc. 

 The Children’s Center may become an Arts & Crafts area, to provide rainy day activities for 

kids. 

 Use of outdoor decks and patios will be maximized, taking advantage of the views of the 

mountain and the adjacent activity areas. 

 The lower ―bowl‖ adjacent to the Main Lodge allows for an outdoor banquet/events/beer 

garden space that is separated from the action but still visible. 

 The outdoor space between the activity zones and the base area buildings may continue to 

function as outdoor events/festival space. This area does not include any activity zones so that 

it may accommodate these temporary events without disrupting the activity business. 

D. FINANCIAL MODEL 

1. Projected Visitation 

The proposed multi-season recreation activities are projected to increase visitation both in summer 

and winter from the current (average) visitation of 291,000 annual visitors to nearly 346,000 visitors. If 

a hotel property were added, an additional 44,000 visits could be expected. Table 19 details the 

sources and assumptions for these additional visits. 
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Table 19: Visitation Assumptions 

Guest Type 
EXISTING 

Annual Visitation 

PROPOSED 

Annual Visitation 
Notes 

SPRING/SUMMER/FALL  

Overnight Camping Guests 73,265 80,600 
Assumes an increase of 10% over 2006-9 seasons 

average 

Event Guests 30,640 27,500 
Assumes a Decrease of 10% over 2006-9 seasons 

average due to impact of daily MSRP activities 

Private Function/Outing Guests 2,790 4,000 
Assumes an increase of 50% over 2005-9 seasons 

average due to increased MSRP activity 

Spring/Summer/Fall 

Day Guests 
0 28,000 

Assumes 500 visits/day on the 56 peak days (June 

through Oct: 4 days/wk July and August, 2-day 

weekends for remaining). 

Also, equals 0.6% of regional spring (0.9M), 

summer (3.35M) and fall (1.55M) visits and Lakes 

Region population (120000); total 6M 

SUB-TOTAL 

(spring/summer/fall) 
106,695 140,100   

WINTER  

Skier Visits 163,236 163,236 Assumes maintenance of 5-year average 

Tubing Visits 21,154 21,154 Assumes maintenance of 5-year average 

Additional non-skier visits 0 21,200 

Assumes an average of 400 visits/day for each of 

the 53 busy days of 120 day season (9-xmas, 3-

MLK, 11-Feb vac, 30-weekends including Friday) 

SUB-TOTAL (winter) 184,391 205,591  

TOTAL (annual) 291,086 345,691  

TOTAL Overnight Guests  

(future lodging) 
0 43,800 

Assumes 100 rooms with 75% utilization and 40% 

occupancy (100x4x.75x.4x365=43,800) 

TOTAL 

(with overnight lodging) 
291,086 389,491  

 

These visitation assumptions are quite conservative compared to other resorts that have adopted 

multi-season recreation models. As illustrated in Table 20, many resorts are experiencing summer 

visits at or above their traditional skiing traffic. 
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Table 20: 

Comparable Resorts with Multi-Season Recreation 

Resort 
Winter 

Visits 

Summer 

Visits 
MSRP Components 

Jiminy Peak, Massachusetts 250,000 150,000 Mountain Coaster, Alpine Slide, Adventure Course, Midway 

Bromley, Vermont 230,000 200,000 Alpine Slide, Water Slide, ZipRider, Mini Golf, Midway 

Camelback, Pennsylvania 300,000 300,000 Water Park, Adventure Course, Mini Golf, Go Carts, Midway 

Wisp Resort, Maryland 210,000 1,120,000
a

 
White Water Park, Boat Rentals, Mountain Coaster, Segway 

Tours, Dune Buggies, Canopy Tour, Golf Course 

Bretton Woods, New Hampshire 195,000 165,000 
Canopy Tour, Scenic Lift Rides, Mountain Bikes, Golf, 

Horseback Riding 

Note: 

a
 This figure includes all visitation to the Deep Creek area. 

2. Multi-Season Recreation Plan Financial Assumptions 

To begin to develop a financial model for the various activities included in the MSRP, each was 

evaluated as a stand-alone attraction. It can be expected that when many activities are occurring 

simultaneously, there may be some efficiencies, particularly with staffing, that may decrease the 

overall operating costs. Conversely, it can also be expected that some general expenses such as 

advertising, grounds maintenance, and administrative expenses will increase somewhat relative to the 

increased activities. Table 21 provides an overview of many of the proposed activities as follows: 

 Capital Cost: Total cost of equipment, including delivery and installation 

 Ticket Price: Expected price point for each attraction as a stand-alone attraction. Ticket pricing 

is based on a combination of manufacturers recommendations, pricing used by other venues 

with similar attractions, and perceived market conditions 

 Pricing Assumptions: Comparable data used to estimate Ticket Price 

 Peak Daily Visitation: Total visits expected on a peak day. In some cases, peak visitation is 

limited by the throughput of the attraction 

 Annual Visitation: The total visitation expected for an operating season calculated using 

projected visitation assumptions and attraction throughput 

 Visitation Assumptions: Comparable data used to estimate annual visitation 

 Total Annual Revenue: Total Annual Visitation multiplied by the individual ticket price 

 Total Annual Operating Costs: Cost of staffing, maintenance, utility costs, insurance, and 

supplies. Does not include depreciation or equipment financing costs. 
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Table 21: MSRP Activity Operating Costs 

Item Capital 
Ticket 

Price 
Pricing Assumptions 

Peak 

Daily 

Visitation 

Annual 

Visitation 
Visitation Assumptions 

Total 

Annual 

Revenue 

Total 

Annual 

Operating 

Costs 

SEPARATE ACTIVITIES – MOUNTAIN/BASE AREA 

mountain 

coaster
a
 

$1,500,000 $10 Attitash $15/ride, full day $35, Bromley 

$11.25/ride, full day $39, Jiminy $9/ride, full day 

$39 midweek $45 weekend, Wisp $10/ride 

630 71,700 630 rides on the 109 busy days (winter and 

summer), and 20% of these rides on the remaing 24 

summer non-peak days. 20% of annual visitation. 

Wisp @81-95,000 first 2 seasons (1,200 busy 

summer day and 1,000 busy winter day) ; Jiminy @ 

100,000 (1,500 busy day); 20% of annual visitation  

$717,000 $110,000 

Zipline/ 

tour
b
 

$1,000,000 $60 Bretton Woods NH $100, Spring Mountain PA $89, 

Berkshire East $85, Roundtop PA $59, Bryce 

Mountain, VA $40, Wildcat NH (zip rider) $20, Wisp 

MD $39. Capital costs based on 7/26/2010 

estimate from Ziptour (2 cable, 2 span = 

$873,800)  

100 11,400 ZipTour’s estimate of 100 riders per day for one line 

only (30% of capacity) – 56 peak summer and 53 

peak winter days and 20% of this on the remaining 

24 non-peak summer days. Bretton Woods @ 

9500/Berkshire East @7400/Catamount @ 12000; 

3% of annual visitation 

$684,000 $115,000 

Zipline 

(beginner)
c
 

Included 

with 

ZipTour 

$5 Spring Mountain PA $25.00 Wed. – Friday, $35.00 

weekend/holiday, Berkshire East $30.00 Adult, 

Roundtop PA None 

60 6,800 60 rides on the 109 busy days (winter and summer), 

and 20% of these rides on the remaining 24 non-

peak summer days. 2% of total visitation 

$34,000 $20,000 

summer 

tubing
d
 

$150,000 $10 Bryce Mountain, VA $20, Canaan Valley, WV $12 

for 2 hours, Cranmore $12/2 hrs 

130 7,900 130 rides on 56 peak days, and 20% of these rides 

on the remaining 24 non-peak summer days. 6% of 

spring/summer/fall visitation. Cranmore @ 6000 

$79,000   

challenge 

course
e
 

$400,000 $35 Roundtop PA $46.00 adult $31.00 youth, 

Catamount, MA $43 adult, Adirondack Extreme 

adult $45 

300 18,200 300 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 13% of 

total spring/summer/fall visitation 

$637,000 $180,000 

mountain 

bike trails
f
 

$20,000 $20 Attitash Advanced $35, Intermediate $12, Beginner 

$5, Canaan Valley, WV $15, Killington $35 all day 

30 1,800 30 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 1% of 

total spring/summer/fall visitation 

$36,000 $19,000 

mountain 

bike rentals
g
 

$8,000 $20 Attitash $20 adult 3hours, Canaan Valley, WV $15 

1/2 day, Killington, VT $50 all day, $24/4 hours 

Loon Mt. 

10 600 10 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.4% 

of total spring/summer/fall visitation 

$12,000 INCLUDED 

IN TRAILS 

summer 

skating (i.e., 

XtraIce)
h
 

$250,000 $15   50 3,000 50 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 2% of 

total spring/summer/fall visitation 

$45,000 $5,000 

disc golf
i
 $6,000 $15 7 Springs $15 for chairlift and disc rental, Wildcat, 

VT $15 with disc rental. Capital costs based on 

Crystal, MI operation 

10 600 10 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.4% 

of total spring/summer/fall visitation 

$9,000 $0 

Paintball
j
 $8,000 $20 Roundtop Penn $22, Canaan Valley, WV $20, 7 

Springs $25. Capital costs based on Crystal MI 

operation 

10 600 10 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.4% 

of total spring/summer/fall visitation 

$12,000 $9,000 
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Table 21: MSRP Activity Operating Costs 

Item Capital 
Ticket 

Price 
Pricing Assumptions 

Peak 

Daily 

Visitation 

Annual 

Visitation 
Visitation Assumptions 

Total 

Annual 

Revenue 

Total 

Annual 

Operating 

Costs 

Summit lift 

operation
k
 

  $8 Seven Springs, PA $5/ride, Cannon Valley, WV 

$7/adult, Jimimy Peak $9/ride 

250 15,200 250 rides on 56 peak days (existing business 

6,400), and 20% of these rides on the remaining 24 

non-peak summer days. 11% of total 

spring/summer/fall visitation 

$121,600 $101,500 

BASE AREA “MIDWAY” 

Package
l
   $30 Jiminy Peak $33 250 15,200 250 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 11% of 

total spring/summer/fall visitation 

$456,000 $98,000 

giant swing $100,000   $9/ride Jiminy Peak, $6.75/ride Bromley           

gyro-xtreme $50,000               

inflatables $10,000   $10 Wintergreen, VA           

trampoline $50,000   $6.75/ride Bromley, $10 Loon Mt., $9 Jiminy Peak, 

MA, $10 Wintergreen, VA 

          

trapeze $50,000               

climbing 

wall
m
 

    Canaan Valley, WV $5/climb, 7 Springs $6/climb, 

$4.50/climb Bromley 

          

playground $10,000   $6 Wintergreen, VA – Toddler Town           

mini golf $60,000   Killington $8 all ages, Bromley $9, Wintergreen $6           

Zorb (OGO)
n
 $45,000   Roundtop PA $20.00, Amesbury Sports Park, MA 

$15/ride. Each ball costs 12K and lasts 3,000 

rides.  

          

POND 

Boats
o
 $5,000 $10 $10/hour – 1 person Waterville Valley, NH, $15 

Wintergreen, VA 

10 600 10 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.4% 

of total spring/summer/fall visitation 

$6,000 $0 

Fishing
p
 $2,000 $5   10 600 10 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.4% 

of total spring/summer/fall visitation 

$3,000 $0 

CAMPGROUND 

multi-use 

court (i.e., 

basketball)
q
 

$10,000  $0 Included in camping site fees  900 80,600   Based on assumed occupancy increase of 10% over 

three year average 

  $0 

lawn sports $5,000  $0  Included in camping site fees 900  80,600  Based on assumed occupancy increase of 10% over 

three year average 

  $0 
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Table 21: MSRP Activity Operating Costs 

Item Capital 
Ticket 

Price 
Pricing Assumptions 

Peak 

Daily 

Visitation 

Annual 

Visitation 
Visitation Assumptions 

Total 

Annual 

Revenue 

Total 

Annual 

Operating 

Costs 

THIRD PARTY VENDORS 
s
 

horseback 

rides 

  $40 Attitash $50, Killington, VT $45 one hour guided, 

Loon Mt. $50 lowest rate 

30 1,800 30 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.1% 

of total spring/summer/fall visitation 

    

guided ATV 

tours 

  $50 Sunday River, ME $189/person quad-runners, Loon 

Mountain – off site vendor $39 – 8 person vehicle 

30 1,800 30 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.1% 

of total spring/summer/fall visitation 

    

petting zoo       30 1,800 30 users on 56 peak days, and 20% of these users 

on the remaining 24 non-peak summer days. 0.1% 

of total spring/summer/fall visitation 

    

NOTES: 

a
 mountain coaster: based on a per ride fee 

b
 zipline/tour: based on a per tour fee – assumes two cables 

c
 zipline (beginner): additional visits for younger children or those not ready for the full zip tour 

d
 summer tubing: 1 hour session. Assumes 2 lanes @300’ with 300’ runout. PRICE DOES NOT INCLUDE CONVEYOR 

e
 challenge course: assumes 2 to 3 hour session – five courses available plus kids course 

f
 mountain bike trails: includes lift ride 

g
 mountain bike rentals: assume 1/2 day rental (as average) 

h
 summer skating: 50’x100’ rink. Ticket includes skate rentals. 2 hr session. 

i
 disc golf: Self Directed – Rentals available at ―Fun Shack‖  

j
 paintball: (100 ball package) 

k 
summer lift operation: Scenic Ride Tickets only. Summer lift operations also supportsZip Tour and Mountain Bike Riders 

l
 “Midway” Package: Operating Costs include six seasonal attendants and $50,000 annual maintenance costs 

m 
climbing wall: already have 

n
 Zorb: single ride (assume 3 balls and slope set-up) 

o
 boats: boat rental on pond – 1 hr session 

p
 fishing: rod rental – 1 hr session 

q
 multi-use court: included in campground entrance fees 

r
 Third Party Vendor (revenue based on lease) 
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The data in Table 21 clearly shows that many of the MSRP attractions have high income and low 

comparative operating costs, making their return on their capital investment in less than three seasons, 

and in some cases less than one season. The sequencing of installations of these attractions will be 

important, as a sufficient number and mix of attractions must be in place to create the ―draw‖ that will 

make the overall resort plan more effective. 

3. Other Capital Considerations 

a. Campground 

Campground development will be conducted in measured steps as occupancy demands. Each project 

will be evaluated to ensure a rapid return on investment on the proposed improvements. Overall capital 

costs estimates can be seen in Table 22 below. 

Table 22: Estimated Capital Costs – Campgrounds 

Project Capital Costs Notes 

Lanes Utilities $360,000 48 sites at $7,500 

Brook Run W/E $54,000 27 sites at $2000 

Wetlands Boardwalk W/E $20,000 10 sites at $2,000 

Poplar Field W/E $72,000 36 sites @$2,000 

 

b. Buildings 

Building improvements will be sequenced in conjunction with the multi-season development. Each 

building project will be evaluated based capacity needs and return on investment. Priority will be given 

to food and beverage locations, slopeside rental facilities, guest amenities, and summer use areas. 

Estimated capital costs on a per square foot basis are listed in Table 23. 

Table 23: Estimated Capital Costs – Buildings 

Project Capital Costs Notes 

Main Lodge Renovations $680,000 6,800 square feet @ $100 

Guest Services Lodge Renovations $600,000 6,000 square feet @ $100 

Stockade Lodge Renovations $750,000 7,500 square feet @100 

New Lodge A $4,950,000 19,800 square feet @ $250 

New Lodge B $2,750,000 11,000 square feet @ $250 

On Mountain Lodge $1,080,000 5,400 square feet @ $200 

Safety Services Building $346,000 1,730 square feet @ $200 

New Camp Store Building $800,000 4,000 square feet @ $200 

Lift Maintenance Building Renovations $240,000 2,400 square feet @$100 

Stable Conversion – Old Pistol Drive $90,000 1,800 square feet @ $50 
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c. On Mountain Improvements 

Priority will be given to improvement to existing trails and achieving 100% snowmaking coverage. 

Table 24 outlines general capital costs for improvements identified in the plan. 

Table 24: Estimated Capital Costs – On-Mountain Improvements 

Project 

Clearing 
Grading/ 

Blasting 

Clearing 

Cost 

Grading 

Cost 

Clearing 

Cost 

Grading 

Cost 
Total Capital 

Costs 
(acres) (acres) (per acre) (per acre) (total) (total) 

Trails 

Proposed HotShot Renovation 2.5 11.2 $10,000 $30,000 $25,000 $336,000 $361,000 

Proposed Trail #1A 3.3 3.3 $10,000 $30,000 $33,000 $99,000 $132,000 

Proposed Trail #15 4.6 4.6 $10,000 $30,000 $46,000 $138,000 $184,000 

Proposed Trail # 18A 3.6 3.6 $10,000 $30,000 $36,000 $108,000 $144,000 

Proposed Trail # 20A 2.9 2.9 $10,000 $30,000 $29,000 $87,000 $116,000 

Derringer Widening 0.2 0.2 $10,000 $30,000 $2,000 $6,000 $8,000 

Sidearm Widening 2.6 2.6 $10,000 $30,000 $26,000 $78,000 $104,000 

Subtotal     $196,914 $851,741 $1,049,000 

Lifts 

New Tiger Quad Chair       $2,200,000 

TOTAL       $3,249,000 
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V. MASTER PLAN FIGURES 
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Introduction 
This report summarizes research conducted by RRC Associates, an independent consulting and 
research firm in Boulder, Colorado, with assistance from SE Group, on behalf of Gunstock 
Mountain Resort.  Specifically, as a portion of the broader Multi‐Season Recreation Master 
Plan, this market assessment defines industry trends, regional and local market demographic 
profiles, and a broad analysis of existing regional amenities and attractions in the Lake 
Winnipesaukee area.  The report is intended to serve as a framework for discussions to assist 
Gunstock management in making strategic decisions regarding its future as a four‐season 
mountain recreation area.  The research and recommendations will assist in long‐term 
strategies, including identification of competitive strengths, likely market niches, and 
prioritizing capital expenditures.  
 
This report and research are also provided to support the ongoing process of identifying resort 
development opportunities at Gunstock.  While focused clearly on the recreational market, the 
information gathered should be useful in identifying areas of interplay between resort 
development objectives and mountain recreational activities and attractions. 
 
Research and subsequent findings rely on a combination of professional experience and 
secondary research.  Secondary research includes reports and data generated by Gunstock 
Mountain Resort, Lakes Region Planning Commission, Town of Gilford, New Hampshire 
Department of Transportation, Plymouth State University – Institute for New Hampshire 
Studies, New Hampshire Department of Labor, New Hampshire Department of Tourism, and in‐
house RRC Associates information.   
 

Executive Summary/Market Position Statement 
Gunstock Mountain Resort currently operates primarily as a winter destination hosting 
between 140,000 and 170,000 skier visits per season.  It also attracts summer visitors to its 
campground and outdoor summer activities, capitalizing on its close proximity to Lake 
Winnipesaukee.   
 
With 3.35 million visitors coming to the region every summer (including 335,000 who stay in 
campgrounds during their visit) and more than 25 percent of housing units classified as second 
homes, a clear market opportunity exists to attract more visitation to Gunstock beyond the 
existing summer business levels. 
 
Current industry trends and local market assessments suggest opportunities for Gunstock 
Mountain to attract various demographic groups with specific attractions and activities that 
complement the variety of existing year‐round activities in the local area.  In response to these 
market opportunities, expanding mountain operations to enhance summer and fall activities 
could effectively re‐position the mountain as more of a Multi‐Season Recreation Area.   
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Based on the information collected in this report and our perspective working with mountain 
resort areas nationally, the following observations are presented for consideration. 

1) Need for Compelling “Magnet” Attractions.  Sightseeing and scenic drives are two of 
the top visitor activities in New Hampshire, but Gunstock is not located on a primary 
scenic drive route.  Therefore, the resort will have to develop compelling attractions 
to draw visitors off the main roads to come visit Gunstock. 

2) Mountain Theme.  As the only mountain setting in a region dominated by water and 
lake activities, Gunstock has an opportunity to differentiate within the market place. 
This mountain character, along with scenic views, hiking, the abundance of open 
space, and wooded nature of the property should all be accentuated in positioning 
this unique location.  Changing the brown road signs from “Gunstock Rec Area” to 
“Gunstock Mountain Resort” or “Gunstock Mountain Rec Area” or “Gunstock 
Mountain Adventure Park” would be more descriptive of Gunstock’s appeal and 
enhance interest among the general driving tourist segment.   

3) Gravity‐Based Activities.  The Lake Winnipesaukee area does not currently have any 
gravity‐based activities and adventures.  Family entertainment in the area is 
generally limited to lower‐end and hackneyed attractions like miniature golf and 
arcades.  As the only mountain venue in the region, Gunstock is well positioned to 
offer more exciting and high‐adventure gravity‐based activities to appeal to a variety 
of demographic segments, but particularly families.  

4) Scenery/Hiking.  The summit of the mountain offers great scenery and hiking.  
Sightseeing is one of the top activities for visitors to the area, and no other location 
provides (non‐hiking) access to the type of summit views at Gunstock.  Operating 
the chairlift on selected days with interpretive hikes and lunch at the summit could 
be a compelling activity.   

5) Campground Improvements.  While data indicates that the campground at Gunstock 
has average to above‐average occupancy rates for nightly rentals, these figures may 
be skewed by high attendance at events such as Soulfest.  Regardless of the existing 
situation, given the volume of camping traffic in the region (10% of all overnight 
stays during the summer), significant opportunity exists to increase usage of the 
campground sites.  This may be accomplished through an increase in advertising and 
promotions, enhanced activity programming, and upgraded sites and/or amenities.  
It is important to note that any short‐term decisions related to the campground 
facility must consider – and support – the bigger picture, long‐term development 
plan for Gunstock.   

6) Events.  Special events draw significant visitation, and create a “captive audience” 
for other resort attractions.  As with the camping facility, decisions related to events 
must consider the long‐term plan for the development of Gunstock. 

a. Outdoor.  Gunstock’s location and abundance of space are assets to hosting 
more outdoor events, particularly those with a need for a natural setting or 
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requiring large amounts of open space.  The events and campground usage 
should be carefully managed so as not to conflict with each other.  

b. Indoor.  Gunstock’s historic base lodge is a popular banquet venue in the 
spring and fall. Although the lack of air conditioning prevents its use during 
the peak summer months, the frequency of weekend events at the present 
time precludes the use of the base area for more “sedate” and private 
occasions such as weddings and family reunions.  An on‐mountain lodge 
would create a unique regional venue (again, the only mountain in the Lakes 
region) for such events.  Any future development of accommodations could 
also provide venues for special events and conferences.  Again, the long‐term 
plan for Gunstock should guide the decision‐making for such potential 
lodging and/or on‐mountain lodge venues. 

7) Reaching Potential Visitors.  Given the mix of accommodations types that visitors 
stay in (commercial/paid lodging, second homes, staying with family/friends, 
campgrounds, etc), Gunstock might consider a multi‐tiered approach to advertising 
and promotion to increase awareness of its offerings.  Partnering with hotel/motel 
properties to include Gunstock activities in the lodging stay, and promoting directly 
to second homeowners/seasonal residents to bring their visitors to Gunstock 
through local advertisements would increase awareness and business at Gunstock 
during the summer months.   

 



 

GUNSTOCK MULTI-SEASONAL RECREATION PLAN – MARKET ASSESSMENT 
 

RRC Associates, Inc.   4 

National Trends of Interest 
It is informative to review national travel and resort trends to get a greater perspective of the 
intricacies of mountain resort areas and the amenities they offer.  In general, mountain resorts 
tend to behave in similar (though not identical) ways.  With four‐season attractions becoming 
more wide‐spread, people vacationing closer to home, visitors seeking an authentic and quality 
vacation experience, and an aging core customer population, resorts will benefit from staying 
abreast of visitor patterns and trends.  This section of the report presents some national travel 
and resort trends that are relevant to Gunstock Mountain.   
 

Demand for four‐season mountain operations 

Several industry‐wide factors and concerns are propelling expansion of mountain resort 
operations to include an increased number of year‐round on‐mountain activities: overall 
sustainability of the host town/area; the generation of local sales and lodging taxes; 
maintenance of a stable employee base; long‐term climate projections; return on investment 
requirements; extending visitors’ stay and increased market expectations, to name just a few.  
Flexibility in mountain operations addressing seasonal weather patterns and market demands 
increases many mountain resorts’ ability to attract the valuable destination visitor market.  
 

Vacationing closer to home 

Prior to and during the recession of 2008‐09, the travel industry experienced a major shift in 
terms of number and type of trips taken.  Business travel was down substantially, and leisure 
travel tended to focus on trips closer to home.  Vacation travelers did not cut out trips entirely, 
but instead sought out alternatives that were less expensive and less extravagant than in the 
past.  Indeed, as reported in the 2008‐09 NSAA National Demographic Study, the results of the 
2008‐09 ski season showed the shift towards staying closer to home: more skiers and 
snowboarders made day visits instead of overnight trips; in‐region skiing was up at the expense 
of out of region trips; fewer overnight visitors flying to their destinations; shorter trips; and 
fewer lessons taken. 
 
The trend toward shorter trips closer to home produces winners and losers – more far‐flung 
destinations dependent on importing visitors tend to suffer, while those within close proximity 
to population centers are well‐positioned to take advantage of this trend.  The extent to which 
this trend continues for the long‐term or is a short‐term adjustment remains to be seen, but an 
area like Gunstock will likely benefit from the situation.   
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Limited leisure time 

Destination visitors tend to seek brief escapes from hectic lifestyles, and leisure time is a 
valuable commodity.  Close booking windows and shorter, more frequent trips are becoming 
the hallmark of the US leisure traveler.  When traveling for vacation, these visitors look for easy 
and uncomplicated experiences, and tend to be more willing to pay for them than they would 
at home.  Seamless and unique experiences, without long lines or inconvenient waits, provide 
shared experiences for families and groups, and also afford the traveler a story to tell co‐
workers around the water cooler.  The more distinctive and special the experience, the greater 
the likelihood for positive word of mouth from current visitors, which in turn stimulates growth 
and vitality for the subject destination.   
 

Green tourism 

Whether viewed as a genuine concern for environmental issues or a marketing tactic, resorts 
that go green are making headlines and visitors are responding positively.  Media attention has 
focused on resorts’ use of alternative energy, creative building materials, and quality 
environmental education for stakeholders.  According to Y Partnership research, nearly 80 
percent of US travelers consider themselves “environmentally conscious.”  Many ski areas and 
natural locations are well positioned to be authentic stewards of the environment.  Thus, 
potential new activities and improvements should be considered through the lens of whether 
they are consistent with any brand identity related to sustainability and environmental 
stewardship.  
 

Authentic surroundings and quality service 

Many travelers appreciate seamless, enriching vacation experiences that include unique 
surroundings, superior customer service, and educational opportunities.  Authenticity is key; 
these travelers want to know they are experiencing something worth traveling for.  In the end, 
however, the destination needs to deliver what was promised – whether it is historic 
architecture, pristine surroundings, wide variety of activities, or genuine friendly people – to 
have long‐term success and growth.   
 

Generational segments 

Most mountain operators know the vernacular of marketers: Baby Boomers (44‐64 years old), 
Generation X (32‐43 years old), Generation Y (14‐31 years old), and finally Multi‐Generational.  
Different vacation areas have a different makeup of visitors, generally some blend of the 
dominant generational cohorts.  Understanding the specific mix at any given resort area is 
critical to providing additional opportunities and activities that will motivate longer and/or 
more frequent return trips.  The large Baby Boom cohort will likely start shifting away from 
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more active pursuits such as skiing and tennis and replace it with lower impact activities such as 
cross‐country skiing, golf, and easy nature hikes, as well as cultural and educational pursuits like 
photography, bird watching, local heritage and others.  Other generational considerations 
include aligning a resort area’s offerings with the needs and aspirations of the visitor base, 
including offering shared inter‐generational experiences. 
 
Additionally, a true appreciation of each market segment’s individual needs and the needs of 
the group lies in the understanding that they are inter‐related.  Year‐round destination visitors 
tend to travel in groups and together they enjoy the experience or suffer inconveniences.  More 
important, several surveys indicate visitors’ subsequent vacation decisions are frequently 
determined based on previous experiences, either personal or those of close friends.  

Local and Regional Trends and Indicators 
An analysis of local and regional trends and indicators, such as population growth, local 
development, employment, traffic patterns, and area travel trends, provides critical 
background information related to the current/ local environment in which Gunstock operates.  
Overall, the results show growth in resident population and visitation, though visitor volumes 
remain highly seasonal.  Our research resulted in the following findings: 

• While New Hampshire’s population is growing at a rate greater than New England 
overall, the Lakes Region is growing at an even faster rate than New Hampshire, and the 
Town of Gilford is growing slightly faster than Belknap County and the Lakes Region.  

• Peaks in employment, hotel occupancy, and traffic counts in Gilford during the summer 
indicate the seasonality of visitation to the area surrounding Gunstock and potential for 
Gunstock to attract more of these summer visitors to its mountain and base area 
activities. 

• A total of 3.35 million overnight visitors came to the Lakes Region during the summer of 
2007, with estimated total spending of $326.6 million (almost $79 per visitor per day). 

• While the majority of Gunstock’s visitors come to the resort during the winter, the Lakes 
Region overall experiences its greatest volume of visitors during the summer and fall 
months, creating additional opportunities for Gunstock to attract visitors to the resort in 
those seasons.   

For reference throughout this section, the map on the following page shows the geographic 
boundaries of each region in New Hampshire. 
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Figure 1 
New Hampshire Regions 
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Population Growth 

According to the U.S. Census, New Hampshire was the fastest growing state in New England 
from 2000 to 2007. It grew at a rate of 1.59% per year between 2000 and 2007, almost double 
the rate of Vermont (the second‐fastest growing New England state) which had an annual 
growth rate of 0.80% during the same period.  New Hampshire’s population is projected to 
increase approximately 19 percent between 2005 and 2030, with an increase of approximately 
250,000 people over the 25‐year period. 
 
Population projections and estimates by the New Hampshire Office of Energy and Planning (NH 
OEP) indicate that the Lakes Region is growing at a faster rate than the state. The region is 
projected to grow by 6.2 percent from 2005 to 2010, increasing the population by roughly 
7,000 residents in 5 years. This exceeds the projected five‐year growth rate of 3.8 percent for 
the state.  When looking at more long‐term growth, the Lakes Region is projected to grow by 24 
percent between 2005 and 2030, compared to the state at 19 percent. 
 
Belknap County, which along with portions of Carroll, Grafton, and Merrimack Counties make 
up the Lakes Region, experienced the third highest growth rate statewide from 1990‐2000.  
Belknap County is expected to grow 7.1 percent between 2005 and 2010 (increase of 
approximately 4,300 people), and 23 percent between 2005 and 2030 (total increase of 
approximately 14,000 people). 
 
The Town of Gilford, where Gunstock Mountain Resort is located, is also projected to grow at a 
similar, but somewhat higher rate than the County and Region overall.  With a total estimated 
population of 7,290 in 2005, Gilford is projected to add approximately 680 people by 2010 (9.3 
percent increase) and 2,270 people by 2030 (31.1 percent increase). 
 

Table 1 
Lakes Region Population Projections and Estimates 

 
2000

(Census)
2005 (NH
OEP Est.)

2008 (NH
OEP Est.) 2010 2015 2020 2025 2030

Est. % Change
2005-2030

Alton 4,502 4,990 5,067 5,630 6,030 6,420 6,810 7,120 42.7%
Barnstead 3,886 4,510 4,564 4,910 5,160 5,400 5,650 5,850 29.7%
Belmont 6,716 7,210 7,169 7,880 8,310 8,720 9,130 9,460 31.2%
Center Harbor 996 1080 1089 1,180 1,230 1,290 1,340 1,380 27.8%
Gilford 6,803 7,290 7,372 7,970 8,400 8,810 9,230 9,560 31.1%
Gilmanton 3,060 3,430 3,431 3,740 3,940 4,130 4,320 4,480 30.6%
Laconia 16,411 17,100 17,233 17,240 17,310 17,390 17,460 17,520 2.5%
Meredith 5,943 6,350 6,435 6,990 7,360 7,720 8,070 8,340 31.3%
New Hampton 1,950 2,130 2,162 2,330 2,440 2,560 2,680 2,770 30.0%
Sanbornton 2,581 2,830 2,881 3,090 3,250 3,400 3,550 3,680 30.0%
Tilton 3,477 3,640 3,654 3,880 4,020 4,140 4,260 4,360 19.8%
Belknap County 56,325 60,560 61,057 64,840 67,450 69,980 72,500 74,520 23.1%
Lakes Region Total 106,428 113,900 n/a 120,930 126,550 132,050 137,240 141,270 24.0%
New Hampshire 1,235,786 1,315,000 1,315,000 1,365,140 1,420,000 1,470,010 1,520,310 1,565,040 19.0%
Source: NH OEP and LRPC        
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Development 

In the Development Activity in the Lakes Region 2009 Annual Report completed by the Lakes 
Region Planning Commission, it is reported that total residential housing permits in both the 
state and the region increased rapidly 2002 through 2005 and then declined steadily in 2006 
and 2007, falling from 9,067 to 4,447 (a 51% decline) at the state level, and from 1,186 to 623 
(47% decline) in the Lakes Region.  The increases in residential permits in the earlier part of this 
decade indicate that more people were moving to the area.  An increased residential 
population is important to a resort area, because residents drive visitation from family and 
friends.   
 
Multi‐family permitting has decreased by 67% since 2005 (283 to 92); the 92 permits issued in 
2007 are, however, still at a much higher level than any year before 2005.  
 

Figure 2 
Total Residential Permits Issued in the Lakes Region, 1990-2007 
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Commercial development in the Lakes Region rose from 55 permits issued in 2006 to 120 in 
2007 (Note that 86 of the commercial permits were issued in Meredith and Wolfeboro, but 59 
demolitions were done, for a net increase of 27 buildings).  A total of seven commercial permits 
were issued in Gilford.  Commercial development is a very important indicator of the overall 
economic health of an area, and the increase in such development in the Lakes Region is a 
positive sign for Gunstock.   
 
Industrial permitting also increased, with a total of 10 new units approved in 2007 across the 
Lakes Region. 
 

Table 2 
Commercial and Industrial Permits Issued in Lakes Region, 2007 

By Lakes Region Community 
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Employment trends 

An average of 23,000 people are employed annually (at privately‐owned businesses) in Belknap 
County, with between 2,500 and 2,900 employed privately in the Town of Gilford.  Employment 
in Belknap County has remained stable over the past two years, following a slight decline in 
2005.  Gilford, on the other hand, has been a little harder hit with declines in employment over 
the past four years.  On a positive note, both the Town and County have seen increasing wages 
at least since 2002. 
 

Table 3 
Annual Average Employment Trends and Wages (Total Covered Private Employment and Wages) 

Belknap County and Town of Gilford, 2000-2007 
 Belknap County Gilford 

 

Annual 
Average 

Employment 
Percent 
Change 

Average 
Weekly 

Wages ($) 
Percent 
Change 

Annual 
Average 

Employment 
Percent 
Change 

Average 
Weekly 

Wages ($) 
Percent 
Change 

2007 23,032 0.0% 668 2.0% 2,558 -3.5% 608 1.0% 
2006 23,042 0.7% 655 3.3% 2,652 -1.5% 602 3.8% 
2005 22,891 -0.6% 634 5.3% 2,693 -5.2% 580 5.5% 
2004 23,030 2.9% 602 5.1% 2,840 -2.4% 550 6.0% 
2003 22,376 0.2% 573 3.1% 2,910 2.6% 519 4.0% 
2002 22,334 -1.6% 556 3.3% 2,836 1.6% 499 -0.2% 
2001 22,708 0.7% 538 2.3% 2,792 7.1% 500 1.6% 
2000 22,561 -0.4% 526 8.5% 2,608 -- 492 -- 
Source: Economic and Labor Market Information Bureau, NH Employment Security 
 
Due to the seasonality of the Lakes Region overall, total employment figures vary significantly 
throughout the year.  As shown in the following figure, total employment in the Town of Gilford 
reaches its peak in July and August (3,800‐3,900 employed), then declines through the fall to a 
low typically seen during December or January (3,300‐3,500 employed).  The difference in total 
employment between summer and winter in Gilford equals about 400‐500 jobs.   

Figure 3 
Total Employed Workers – Gilford, NH, January 2004 – June 2009 
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The following figure breaks out total employment by sectors directly affected by tourism and 
visitor spending in the area.  Retail trade typically employs 5,000‐6,000 workers throughout the 
year, and, as shown in the following figure, shows less dramatic variances due to the peak 
tourist season in the summer and the slow down in visitors throughout the winter.  However, 
accommodation, food services, and arts, entertainment, and recreation are more directly 
impacted by the tourist peak during the summer.  The number of jobs in these industries is 
reflective of the visitor traffic in the area and shows opportunity for Gunstock to take 
advantage of the busy summer season. 
 

Figure 4 
Total Employment by Sector, Belknap County 

January 2001 – December 2008 
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Regional Traffic Patterns 

Access is critical to any resort/vacation area, and the Lakes Region enjoys excellent highway 
access from Boston and the rest of New England.  Visitors can reach the Lakes Region via an 
extensive network of highways and local roads.  Average annual daily traffic ranging from more 
than 25,000 vehicles per day on Interstate 93 to less than 100 vehicles per day on rural roads.  
Providing primary access to the Lakes Region from Boston, New York, and Montreal are I‐93 
and NH16.  Additionally, access from Vermont is provided via NH11 and I‐89, and NH106 
provides the most direct route from Concord.   
 
New Hampshire Department of Transportation provides traffic counts for Interstates, State 
Highways, and Routes. Illustrated below are Annual Average Daily Traffic estimates (AADT) for 
US 3 and NH 11 (Laconia By‐pass).  Traffic of I‐93 has shown slight but steady increases over the 
last 20 years, while traffic at US 3 and NH 11 has increased slightly, but overall remained 
relatively consistent. 
 

Figure 5 
Annual Average Daily Traffic  

I-93 South of US 3 & NH 11 (Tilton exit) 
US 3 & NH 11 (LACONIA BY-PASS) 1MILE NORTH OF NH 11A 
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Traffic levels are typically seasonal and highly effected by special events, with summer traffic on 
certain routes being more than double the mid‐winter traffic levels.  As shown in the following 
figure, the difference in traffic levels on NH 11 (one mile north of NH 11A) between seasons 
changes by about 4,500 cars between summer (peak in June, July, and August) and winter 
(lowest during December and January). 
 

Figure 6 
Adjusted Average Daily Traffic Count  

 NH 11 1MILE NORTH OF NH 11A 
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Lakes Region Travel Trends 

The Lakes Region is one of the most visited areas of New Hampshire during the summer 
months.  As shown in the chart below, an estimated 3.35 million overnight visitor trips to the 
Lakes Region were taken during the summer of 2007, second only to the White Mountains with 
3.46 million overnight visitor trips.  Additionally, visitors made an estimated 1.55 million trips in 
the fall of 2007.  However, overnight trips to the Lakes region drop off dramatically throughout 
the rest of the year, confirming the seasonality among visitors to these areas (approximately 
900,000 visitors in each of winter 2007/08 and spring 2008).   
 
Overnight visitation remains relatively stable throughout the year in the Merrimack Valley 
region, likely an indicator of primarily business‐related travel to this area; as a result, it has the 
largest annual market share of visitors in the state.  Overall, the Lakes Region has almost 21 
percent of the market share of overnight visitor trips in the state throughout the year, ranked 
third in the state behind the Merrimack Valley (24.6 percent) and the White Mountains (24.2 
percent).  Approximately 6.67 million overnight trips were taken to the Lakes Region between 
the summer of 2007 and spring of 2008. 
 
 

Table 4 
Estimated Number of Overnight Visitor Trips by Region and by Season – FY 2008 

(millions of trips) 

Region 
Summer 

2007 Fall 2007 
Winter 
2007/08 Spring 2008 Total % Share 

Great North Woods 0.59 0.35 0.34 0.21 1.49 4.6% 
White Mountains 3.46 1.78 1.49 1.04 7.77 24.2% 
Lakes  3.35 1.55 0.87 0.9 6.67 20.8% 
Dartmouth-Lake Sunapee  0.79 0.48 0.35 0.27 1.89 5.9% 
Monadnock  0.54 0.44 0.24 0.31 1.53 4.8% 
Merrimack Valley 2.68 2.16 1.49 1.56 7.89 24.6% 
Seacoast 2.18 1.23 0.61 0.86 4.88 15.2% 
Total 13.6 7.99 5.38 5.15 32.12 100.0% 
Source: The Institute for New Hampshire Studies, Plymouth State University 
Seasons are defined as follows: Summer (June, July, Aug.); Fall (Sept., Oct., Nov.); Winter (Dec., Jan., Feb.); Spring (Mar., April, May) 
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When looking at traveler spending by region, the Lakes Region had 15.9 percent of all traveler 
spending in New Hampshire during FY 2008 (ranked fourth in the state).  In comparison, the 
Merrimack Valley Region had 36.1 percent of the state's traveler spending, followed by the 
White Mountains with 18.2 percent, Seacoast with 17.3 percent, Monadnock with 6.3 percent, 
Dartmouth‐Lake Sunapee with 5.2 percent, and Great North Woods with 3.4 percent of total 
traveler spending during FY 2008.  However, again during the summer, the Lakes Region ranks 
second highest in the state for total traveler spending ($326.6 million), behind the Merrimack 
Valley ($464.1 million), and just slightly ahead of the White Mountains ($325.2 million). 
 

Table 5 
Estimated Traveler Spending by Region and by Season – FY 2008 

(millions of dollars) 

Region 
Summer 

2007 Fall 2007 
Winter 
2007/08 Spring 2008 Total % Share 

Great North Woods $56.2 $35.9 $41.4 $18.4 $151.9 3.4%
White Mountains 325.2 190.4 192.7 112.4 820.7 18.2%
Lakes  326.6 168.0 118.9 103.0 716.5 15.9%
Dartmouth-Lake Sunapee  87.1 55.3 54.3 38.7 235.4 5.2%
Monadnock  93.1 75.6 60.2 57.3 286.1 6.3%
Merrimack Valley 464.1 380.4 306.1 368.4 1,519.0 33.7%
Seacoast 314.3 188.3 123.2 153.0 778.8 17.3%
Total $1,666.7 $1,093.9 $896.8 $851.2 $4,508.6 100.0%
Source: The Institute for New Hampshire Studies, Plymouth State University 
Seasons are defined as follows: Summer (June, July, Aug.); Fall (Sept., Oct., Nov.); Winter (Dec., Jan., Feb.); Spring (Mar., April, May) 
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Spending was also estimated on a per visitor per day basis for each region.  Again, the Lakes 
Region ranked fourth annually in comparison to other regions in the state.  While the Lakes 
Region experiences its highest total traveler spending during the summer ($326.6 million, 
compared to $103‐168 million during other seasons), on a per visitor per day basis, spending is 
actually lowest during the summer.  This is likely due to a number of factors including greater 
frequency of camping, higher cost of some winter activities relative to summer activities, and 
possibly a lower frequency of dining out during the summer.  The lower spending in the 
summer may also be an indicator of a need for more restaurants, activities, and attractions 
available in the area during the summer, and should be investigated further.  These seasonal 
spending figures are important to consider when evaluating the potential attractions for visitors 
– and how much those attractions will cost the visitor. 
 

Table 6 
Estimated Traveler Spending per Visitor Day by Region and by Season – FY 2008 

Region 
Summer 

2007 Fall 2007 
Winter 
2007/08 Spring 2008 Average Rank 

Great North Woods $93.67 $105.59 $111.89 $108.24 $102.64 1
White Mountains 90.08 104.04 115.39 107.05 100.58 2
Lakes  78.89 91.80 98.26 96.26 86.85 4
Dartmouth-Lake Sunapee  87.10 98.75 104.42 99.23 95.30 3
Monadnock  66.50 79.58 91.21 89.53 78.38 6
Merrimack Valley 68.15 81.98 87.21 89.64 79.65 5
Seacoast 70.63 78.13 88.63 87.93 77.96 7
Average $75.72 $87.09 $96.12 $87.25 $85.31   
Source: The Institute for New Hampshire Studies, Plymouth State University 
Seasons are defined as follows: Summer (June, July, Aug.); Fall (Sept., Oct., Nov.); Winter (Dec., Jan., Feb.); Spring (Mar., April, May) 
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Another indicator of travel trends in the area is total receipts collected from taxable room 
rentals and meals.  The State of New Hampshire assesses a nine percent tax upon patrons of 
lodging properties and campgrounds (rent), restaurants (meals costing $.36 or more), and 
rental car agencies.  The following chart shows total taxable meal and rental sales for Belknap 
County by month.  Similar to the employment trends seen in the retail, accommodations, and 
arts/recreation sectors, meal and rental sales peak each year in Belknap County during July and 
August, with June and September also important months. 
 

Figure 7 
Total Monthly Receipts from Meals and Rentals, Belknap County 

1998-2009 
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Receipts from meals increased substantially in 2004 and have grown steadily since (to around 
$114 million per year during 2007 and 2008).  Annual receipts from room rentals have 
increased but at a slower rate, growing from $22 million in 1998 to $30 million in 2008. 
 

Figure 8 
Total Annual Receipts Collected from Meals and Rentals, Belknap County 

1998-2009 
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Hotel occupancy in the region is presented in Table 7 below.  While Belknap County alone does 
not have enough detail, the table shows occupancy data for Belknap, Grafton, and Carroll 
Counties for the past 6 years.  Occupancy percentages (percent of total available hotel rooms 
that are occupied) are highest in August (generally about 77 percent), followed by July and 
October.  September, June, and February have the next highest occupancies in the region.  
Weekend occupancy rates tend to be about 10 percentage points higher than weekdays, with 
the largest differentials in the June through October period.  However, these weekend‐weekday 
differentials are relatively minor and indicate generally strong occupancy rates in the weekday 
period. 
 
Again, these figures illustrate the overall seasonality of the visitor base to the region, and can 
help Gunstock gauge when the peak times of year are overall.   
 

Table 7 
Hotel Occupancy (%) 

Belknap, Grafton, Carroll Counties 
 

 January February March April May June July August September October November December 
2003 46.4 60.8 50.9 49.0 52.4 63.3 77.0 83.8 64.0 70.9 46.4 42.5 
2004 47.0 58.7 45.5 48.5 49.5 63.9 71.3 78.7 66.7 72.7 41.6 40.8 
2005 40.4 56.3 48.1 46.3 47.5 62.7 71.4 77.1 63.6 68.0 46.7 44.8 
2006 40.1 52.7 42.6 40.9 42.2 57.9 70.7 77.3 63.8 67.5 40.9 39.7 
2007 37.4 51.8 46.2 46.5 47.0 67.4 70.7 77.9 66.2 71.4 46.0 44.9 
2008 42.4 52.8 46.4 46.1 46.9 61.8 67.4 75.2 60.8 66.6 41.4 45.0 
2009 42.5 54.2 39.5 41.6 42.4 56.2 62.6 68.3     
Avg 42.3 55.3 45.5 45.5 46.8 61.9 70.1 76.8 64.2 69.5 43.8 43.0 

Source: Smith Travel Research 

 

Significance of Trends and Projections 

As shown throughout this section, visitation to the Lakes Region is more highly concentrated 
during the summer season, with approximately 3.35 million overnight visitors to the Lakes 
Region (during the summer of 2007) compared to less than one million visitors during the 
winter and spring.  However, visitation to Gunstock Mountain Resort is more concentrated 
during the winter, indicating an opportunity for Gunstock to attract more of the large number 
of visitors already in the Lakes Region during the summer.  Importantly, the summer visitor 
spends less per day compared to the winter visitor, suggesting that Gunstock should consider 
the cost (to the consumer) implications of any potential additional activities and amenities 
during the summer season.   
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Visitor Market Profiles 
This section further defines individual market segments of New Hampshire visitors including 
summer, fall, winter, and spring visitors, skiers/snowboarders, and seasonal second 
homeowners.  As explained in the previous section, while the majority of Gunstock’s visitors 
come to the resort during the winter, the Lakes Region overall experiences its greatest volume 
of visitors during the summer and fall months.  Seasonal profiles of visitors help to further 
refine patterns of each of these visitor group (demographics, type of accommodations, 
activities on the trip, etc.) in order to determine how to specifically attract them to Gunstock.  
Key findings include: 
 

• The top three activities visitors to New Hampshire do while on the trip are sightseeing, 
shopping, and scenic drives.   

• The primary purposes for trips to New Hampshire are for pleasure (vacation) and to visit 
family and friends. 

• Between 28 and 39 percent of visitors to New Hampshire stay in the home of a friend or 
relative rather than paid accommodations, with the largest proportion during winter 
and spring (36‐39 percent vs. 28‐29 percent in summer and fall). 

• More than 10 percent of summer overnight visitors to New Hampshire stayed at a 
private commercial campground (between 6 and 9 percent during other seasons).  In 
addition, another 4 to 7 percent of overnight visitors throughout the year stayed at 
state or federal campgrounds/areas. 

• Approximately half of overnight visitors to New Hampshire have moderate household 
incomes ($50,000‐$100,000). 

• Seasonal housing makes up almost 31 percent of the housing in the Lakes Region and 33 
percent in Gilford.  Seasonal homeowners are important to visitor attractions and the 
local community in that they are frequent visitors to the area and often have family and 
friends who come to stay with them. 

• Total summer visits to Gunstock Mountain Resort increased significantly between 2004 
and 2007.  While total visits declined slightly in 2008, the number of special event 
visitors actually increased by more than 11 percent (between 2007 and 2008).  
Campground visits, on the other hand, have been declining slightly at Gunstock.   

New Hampshire Visitor Profiles 

Visitor information at the local or even regional level is not widely available for the Lakes 
Region specifically, but the Institute for New Hampshire Studies (INHS) does conduct 
research on visitors to the State of New Hampshire as a whole.  The following section 
summarizes data collected by INHS between the summer of 2007 and spring of 2008 of a 
sampling of overnight visitors to the State of New Hampshire who reside in New England 
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(Massachusetts, Connecticut, Rhode Island, New Hampshire, Maine, and Vermont) and Mid‐
Atlantic States (New York, New Jersey, and Pennsylvania).  Seasons are defined as: Summer 
(June‐August); Fall (September‐November); Winter (December‐February); Spring (March‐
May). 

Summer Visitor Profile 

Almost half of summer visitors indicated that the primary purpose of their trip to New 
Hampshire was “pleasure (vacation),” followed by 29 percent who were visiting 
friends/relatives, and eight percent who were traveling for business.  When asked what 
activities they participated in during their trip to New Hampshire, summer visitors were most 
likely to indicate sightseeing (68 percent), shopping (66 percent), scenic drives (56 percent), 
beaches (41 percent), State Parks and National Forests (37 percent), camping/hiking (27 
percent), and historic sites / museums / galleries (27 percent).  These figures are illustrated in 
the graphs to follow. 
 
Summer visitors were more likely to be repeat visitors than visitors during other seasons (17 
percent of summer respondents were visiting New Hampshire for the first time).  Summer 
visitors were also the most likely to be staying overnight in New Hampshire, but had a slightly 
lower income level than visitors during other seasons.  When asked what type of 
accommodations they stayed in during their trip to New Hampshire, similar to other seasons, 
respondents most often indicated chain hotel/motel (44 percent of summer respondents), 
followed by home of friend/relative (28 percent), independent hotel/motel (15 percent), bed 
and breakfast or small inn (12 percent), and private commercial campground (10 percent). 
 
The data show that summer visitors (decision‐makers for summer trips) tend to be slightly older 
than during other seasons (20 percent are 55 and over, vs. 13‐17 percent during other seasons).  
Forty‐two percent of the summer trip decision makers are male, while 39 percent are female, 
and 19 percent were made by a joint‐decision.  More than half (53 percent) of summer visitor 
respondents have a relatively modest (for travelers) annual household income between 
$50,000‐$100,000.  Additionally, 24 percent are over $100,000, and 23 percent are less than 
$50,000.  The income profile is one factor that Gunstock should consider when evaluating 
different programming and activities at the resort in the summer months.   

Fall Visitor Profile 

Forty percent of visitors indicated that the primary purpose of their trip to New Hampshire in 
the fall was “pleasure (vacation),” followed by 30 percent who were visiting friends/relatives, 
and 10 percent who were traveling for business.  When asked what activities they participated 
in during their trip to New Hampshire, fall visitors were most likely to indicate shopping (67 
percent), followed by sightseeing (61 percent), scenic drives (49 percent), State Parks and 
National Forests (35 percent), historic sites / museums / galleries (25 percent), beaches (24 
percent), and camping/hiking (24 percent).   
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Twenty‐two percent of fall respondents were visiting New Hampshire for the first time, 
indicating a slightly higher level of first‐time visitation than during summer and spring.  
Approximately 71 percent of fall visitors indicated that they stayed overnight in New Hampshire 
on their trip, most often at a chain hotel/motel (50 percent of fall respondents), followed by 
home of friend/relative (29 percent), independent hotel/motel (15 percent), bed and breakfast 
or small inn (14 percent), and private commercial campground (9 percent). 
 
Almost half of decision makers for fall trips are between 35 and 54 years old, while 36 percent 
are under 35, and 17 percent are 55 and over.  Forty‐four percent of the fall trip decision 
makers are male, while 43 percent are female, and 12 percent were made by a joint‐decision.  
More than half (51 percent) of fall visitor respondents have an annual household income 
between $50,000‐$100,000, while 25 percent are over $100,000, and 24 percent are less than 
$50,000. 

Winter Visitor Profile 

Thirty‐eight percent of visitors indicated that the primary purpose of their trip to New 
Hampshire in the winter was “pleasure (vacation),” followed by 30 percent who were visiting 
friends/relatives, 12 percent who were traveling for business, and 11 percent for outdoor 
recreation.  When asked what activities they participated in during their trip to New Hampshire, 
winter visitors were most likely to indicate shopping (67 percent), followed by sightseeing (58 
percent), scenic drives (42 percent), State Parks and National Forests (28 percent), 
skiing/snowboarding (27 percent), and historic sites / museums / galleries (21 percent).   
 
Winter visitors were slightly more likely to be first‐time visitors than visitors during other 
seasons (26 percent were visiting New Hampshire for the first time, vs. 17‐22 percent during 
other seasons).  Approximately 71 percent of winter visitors indicated that they stayed 
overnight in New Hampshire on their trip, most often at a chain hotel/motel (48 percent), the 
home of friend/relative (36 percent), bed and breakfast or small inn (15 percent), independent 
hotel/motel (15 percent), or resort/spa (10 percent). 
 
Almost half of decision makers for winter trips are between 35 and 54 years old (47 percent), 
while 40 percent are under 35, and 13 percent are 55 and over.  Forty‐eight percent of the 
winter trip decision makers are male, while 39 percent are female, and 13 percent were made 
by a joint‐decision.  About half (50 percent) of winter visitor respondents have an annual 
household income between $50,000‐$100,000, while 27 percent are over $100,000, and 23 
percent are less than $50,000. 

Spring Visitor Profile 

Thirty‐six percent of visitors indicated that the primary purpose of their trip to New Hampshire 
in the spring was “pleasure (vacation),” followed closely by 34 percent who were visiting 
friends/relatives.  Also mentioned were traveling for business and outdoor recreation (each 
identified by 7 percent of spring respondents).  When asked what activities they participated in 
during their trip to New Hampshire, spring visitors were most likely to indicate shopping (66 
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• Based on the above sample, Gunstock represents approximately 7 percent of the 

campsites in the Lakes Region. 
 

• Gunstock’s campground is one of the largest in the region (based on number of 
campsites).  Other large‐scale campgrounds include Branch Brook in Campton, Danforth 
Bay Camping Resort in Freedom, Mi‐Te‐Jo in Milton, Twin Tamarack in New Hampton, 
White Lake State Park in Tamworth, and Yogi Bear Jellystone Park in Ashland. 

 
• Nightly rates in the region start at $23 to $56 a night during the summer, putting 

Gunstock in the lower end of the price range, and below the regional average of $32. 
 

• Geographically, Gunstock’s closest competitors are Ellacoya State Park (37 sites, starting 
at $45/ night), Pine Hollow (starting at $28 /night), Paugus Bay (170 sites, starting at $37 
/night), and Silver Lake (63 sites, starting at $27 /night). 

 
• More than one half of all campgrounds in the region have fishing (65 percent of 

campgrounds), beach access with lake and/or river swimming (62 percent), boating area 
and/or rentals (59 percent), recreation/game room (57 percent), and playgrounds (54 
percent). 
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Regional ski and recreation areas 

The Competitive Summary below compares the physical characteristics of other mountain 
resorts in the region.  The facilities associated with the majority of these ski areas are full‐
service, with complete amenity packages, skier services, and some with well‐developed base 
area facilities. 
 

Table 13 
Ski Area Competitive Comparison Matrix 

Ski area

Skiable Acres 
/ Total Number 

of Trails
Base elevation / 
Vertical rise (ft.) Lifts
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Proximity 
to Boston 

(miles) Te
rra

in 
pa

rk
Ch

ild
re

n's
 p

ro
gr

am
s

Tu
bi

ng
XC

 sk
iin

g
Sn

ow
sh

oe
ing

Ice
sk

ati
ng

Sl
eig

h r
ide

s
Ni

gh
ts

kii
ng

Ot
he

r w
int

er
 ac

tiv
iti

es

Gunstock 220 acres/ 49 
trails

900 / 1,400 8 Yes 100 x x x x x x

Wachusett Mountain 110 acres / 22 
trails

990 / 1,000 8 No 71 x x x

Crotched Mountain 75 acres / 17 
trails

1,050 / 875 5 No 79 x

Pats Peak 73 acres / 
22 trails

690 / 710 9 No 81 x x x x x

Ragged Mountain 220 acres / 
50 trails

1,000 / 1,250 5 No 95 x x x

Mt. Sunapee 230 acres / 
65 trails

1,233 / 1,510 10 No 110 x x

Waterville Valley 500 acres / 
52 trails

1,984 / 2,020 12 Yes 127 x x x x x x* x*

Loon Mountain 324 acres / 
55 trails

950 / 2,100 12 Yes 134 x x x x x x Indoor climbing wall, snowmobile 
tours and zip line tours (Lincoln)

Cannon Mountain 168 acres / 
45 trails

2,000 / 2,146 9 No 140 x x x x

Mt. Snow 588 acres / 
102 trails

1,900 / 1,700 22 Yes 148 x x x x* x* Snowmobile tours, dog sledding

Bretton Woods 434 acres / 
101 trails

1,600 / 1,500 10 Yes 160 x x x x x x x x Canopy tour, dog sledding, ice 
climbing, high alpine eco-tours

Killington 1,209 acres / 
191 trails

1,165 / 3,050 30 Yes 160 x x x x x x x Snowmobile tours, indoor climbing 
wall

Okemo 632 acres / 
119 trails

1,144 / 2,200 19 Yes 164 x x x x x
 

Source: Individual resorts’ websites, skitown.com 
Presence of the above activities at each resort is based on information available on the resorts’ website and are subject to change following 

further investigation. 
*Activities available nearby or in-town, but not available at resort. 
 

• Gunstock is the closest multi‐season resort to Boston, with the next closest multi‐season 
resorts being Waterville and Loon. 

 
• Of the resorts closer to Boston than Gunstock, Wachusett and Pats Peak offer night 

skiing. 
 

• Gunstock has the greatest vertical rise among the resorts within 100 miles of Boston. 
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• Gunstock is very comparable to Ragged Mountain, its most nearby competitor, in 
regards to physical terrain (each with about 220 acres and 50 trails). 

Significance of Regional Setting  

Many opportunities exist for Gunstock to not only be competitive in the region, but also to 
complement other activities and attractions that are located nearby.  Gunstock is the closest 
multi‐season resort to Boston, and should continue to emphasize this positioning to attract 
more summer and fall visitors. 

Overall Destination Experience  
Assessing Gunstock’s ability to offer a quality vacation experience requires an understanding of 
visitors’ participation in existing activities to determine demand and expectations; events 
offering alternative activities to non‐participants and design elements that provide a welcoming 
point of arrival in a cohesive, planned destination.   

Special Events  

SoulFest – SoulFest is one of New England’s premier multi‐day music festival and family retreat. 
SoulFest has 5 stages featuring over 100 world renown Christian artists and speakers. SoulFest 
is four days and nights of music, activities, and fellowship, that typically takes place in late July 
and early August and attracts around 13,000 people each year.  
 
Motorcycle Week – Motorcycle Week is a motorcycle rally held annually in June, with an 
estimated attendance between 100,000 and 400,000.  The rally has its origin in the Loudon 
Classic motorcycle race started in 1923 and the Gypsy Tour, where many motorcyclists passed 
through Laconia. Events, including races, shows, live music, and a motorcycle hill climb 
competition (which is held at Gunstock Mountain Resort) are scheduled each year by the 
Laconia Motorcycle Rally and Race Association.  Laconia Motorcycle week is now a nine‐day 
event, which officially ends on Fathers Day. 
 
NASCAR races – The New Hampshire Motor Speedway is located east of Concord in Loudon and 
holds NASCAR and other racing events that attract many racing fans.  The speedway seats 
100,000 fans (the largest sports facility in New England, based on seating capacity), with an 
average of approximately 500,000 visitors per season who in turn stay at local accommodations 
and campgrounds and make purchases at local stores and restaurants. 
 
Great Waters Music Festival – Founded in 1995 as a non‐profit summer festival, the Great 
Waters Music Festival was organized to encompass a diversified program designed to appeal to 
a variety of musical tastes, both classical and popular, and to bring together amateur and 
professional musicians. Its purpose is to promote live musical performances including choral, 
symphonic, folk, pops, jazz, Broadway, dance, and renowned vocal and instrumental artists.  
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The festival takes place in July and August on the shores of Lake Winnipesaukee on the 
Brewster Academy campus in Wolfeboro, NH, attracting 7,000 attendees to eight different 
programs and two educational offerings. 
 
Morbid Mountain – Gunstock’s Halloween festival held Friday and Saturday nights throughout 
October each year includes a three dimensional indoor maze, outdoor maze, haunted hayride, 
and swamp walk. 
 
Timberfest – The Timberman Triathlon Festival takes place in mid‐August at Ellacoya State Park 
in Gilford.  The festival includes a Sprint triathlon and TimberKids youth triathlon on Saturday, 
and the Timberman 70.3 triathlon on Sunday.   Spectators are welcome to visit the 
“TimberVillage” at Gunstock Mountain Resort, and cheer on the triathletes as they swim, bike, 
and run around the Lakes Region.  Timberman Ironman 70.3 is a qualifier for the Foster Grant 
Ironman World Championship 70.3, and over the years has attracted around 2,500‐3,500 
triathletes each year. 
 
Craftfest – This nationally recognized event hosts over 75 juried craftsmen and artisans for a 
weekend in early July each year at Gunstock.  Among the work on display and for sale are 
country woodcrafts, photography, fine jewelry, primitive and folk art pieces, etc. 
 
Rock’n Ribfest –Ribfest is a family‐oriented fund‐raising event for the Gilford Rotary Club.  The 
event features "ribbers," entertainment for children and adults, and local award‐winning 
restaurants providing ribs for everyone to enjoy.   
 
Lakeside Living Expo – The Lakeside Living Expo is a celebration of lake homes, adirondack 
furniture and decor, boats and outdoor water sports adventure, and much more that takes 
place each year at Gunstock Mountain Resort in mid‐July.  Over 250 exhibits from around the 
NH Lakes Region, across the United States and Canada gather together to feature their 
products and services, with approximately 7,500 total attendees. 
 
Mountain Dew Vertical Challenge – The Mountain Dew Vertical Challenge (MDVC) is a series of 
casual ski and snowboard races held on mountains throughout the northeast and west during 
each winter season, sponsored by Mountain Dew.  Last season’s MDVC took place at Gunstock 
February 22, 2009. 
 
Meadowbrook Pavilion Concerts – The Meadowbrook U.S. Cellular Pavilion is located on the 
shores of Lake Winnipesaukee in Gilford.  The venue started as a vision on a grass field on a tree 
farm and has since evolved into one of northern New England’s premier summer concert 
venues.  The 6,500‐seat facility (3,097 reserved seats underneath the pavilion roof, 540 
reserved lawn seats, and 2,850 general admission lawn seats) hosts approximately 24 concerts 
each summer between May and September.  Meadowbrook was nominated as the Music 
Venue of the Year by the Academy of Country Music in 2007 and 2009. 
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Figure 19 
Timeline of Summer/Fall Special Events 

May June July August September October
1st 2nd 3rd 4th 1st 2nd 3rd 4th 1st 2nd 3rd 4th 1st 2nd 3rd 4th 1st 2nd 3rd 4th 1st 2nd 3rd 4th

Meadowbrook concerts
Motorcycle Week
NASCAR Races
CraftFest
Great Waters Music Festival
Lakeside Living Expo
SoulFest
RibFest
TimberFest and TimberMan triathlon
Morbid Mountain

Events in Lakes Region
*Annual event dates are estimations based on summer 2009 schedule� Events at Gunstock
Events may not occur constantly throughout the above-shaded time period, but may just occur for a portion or a day during the shaded time period.  

Significance of Destination Experience 

A wide variety of activities and events take place at Gunstock and the surrounding areas 
throughout the year with a total of more than 630,000 attendees at SoulFest, Motorcycle 
Week, Lakeside Living Expo, Timberman Triathlon, racing events at NHMS, and Great Waters 
Music Festival alone.  While many of these attendees (SoulFest, Motorcycle Hill Climb, Lakeside 
Living Expo, and Timberfest) come to Gunstock, many others stay in the area (Lakes Region), 
but have never made it to Gunstock.  In addition, the Lakes Region is also a popular location for 
other events such as weddings, family reunions, and conferences/retreats, attracting additional 
visitors from outside the region. 

Conclusion 
The information contained in this report is intended to assist Gunstock management in making 
strategic decisions regarding its future as a four‐season mountain recreation area.  Gunstock 
has many competitive strengths relative to the other attractions and amenities in the Lake 
Winnipesaukee area, and the demographics (as well as the volume) of the current visitor base 
are favorable to increased business given the right mix of activities and offerings at Gunstock.  
This purpose of this report is to increase the likelihood of success for Gunstock in selecting 
those activities and programs that are aligned and supportive of the long‐term development 
plan for the resort.   
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PLANNING HISTORY 



 



 

 

1999 CONCEPT DEVELOPMENT 

This was the first formal planning exercise undertaken by the Gunstock Commissioners and 

management since the early 1980s. Gunstock officials studied the physical layout and existing 

conditions of the facility, both on the mountain and throughout the base lands. They examined 

opportunities and constraints presented by the principal attributes at the resort. Using these tools, 

several different recreational concepts were explored, including: 

 Recreation and Training Facility 

 Culture and Education 

 Family Recreation Center 

While each of these concepts had their appeal, it was ultimately decided that the highest and best use 

for the facility was family recreation. Once this concept was settled on, the concept plan noted key 

initiatives that would be necessary to further develop the resort as a family recreation center. While 

many of these improvements were expanded upon in future plans, it’s interesting to note how many of 

them are in existence 11 years later in 2010. 

 Mountain Top Food Service 

 Paddleboat and Kayak Rentals 

 Gear Test (Demo Center) and Store 

 Relocation of Camping Facilities to main Base Area 

 Detachable Quad Chair to the Summit 

 Additional Parking 

 Development of a ―Fun Zone‖ at the Pistol Complex 

2001 MASTER PLAN 

Building upon the theme of family recreation, a more formal master plan document was produced in 

June 2001. This report contained a detailed assessment of the existing conditions of the resort, 

including uphill lift capacity, terrain capacity and ability mix, adequacy of base facilities, parking and 

roads, and campground amenities. Using this base data, an outline of improvements was proposed. 

The plan focused on the following goals. To make Gunstock: 

 New Hampshire’s First Choice in Learn to Ski and Ride 

 New Hampshire’s First Choice in Exciting Four Season Family Recreation 

 New Hampshire’s First Choice in Camping 

 New Hampshire’s First Choice in Alternative Winter Sports 



 

 

Consistent with the goal of becoming the premier New Hampshire resort for learning to ride and ski, a 

primary objective of the plan was to improve the overall resort experience for the first time (beginner) 

guest. Base area plans included the addition of a new 21,000 square foot Welcome Center as well as 

additions to the Main Lodge, Guest Services Lodge, and Stockade Lodge. Combined, total square 

footage was proposed to grow from 50,802 square feet to 92,121. Additional space was envisioned 

for Restaurant seating, Restrooms, Guest Services and Day Care. The most important addition was a 

―snow level‖ Rental Facility, replacing the existing basement operation. 

On the mountain, upgrades were proposed to each of the mountain’s lift areas, including major 

upgrades to the Pistol Complex and the addition of a detachable chairlift to the summit, which would 

decrease the ride time while increasing the capacity. A completely new beginner complex was carved 

out adjacent to the existing beginner pod. The new complex would add over three more acres of 

beginner trails and increase capacity by 1,200 skiers per hour. 

Overall, the plan called for an increase in the Comfortable Carrying Capacity (defined as the maximum 

number of users at one time which guarantees a pleasant recreational experience while at the same 

time preserving the quality of the environment) from 2,970 skiers to 4,730. 

The plan briefly touched on improvements to the snowmaking plan, referencing a more specific study 

that was conducted concurrent to the Master Plan. 

Camping upgrades outlined in the plan included additional electric, water and sewer hookups and 

camping cabins in selected areas. 

Many of the improvements contemplated by this plan have come to fruition, particularly the mountain 

related projects. Some examples include: 

 The detachable chairlift to the summit was completed in 2003. At the same time, the existing 

summit chair was relocated to the Pistol Complex and snowmaking was added to several 

trails. These improvements increase the mountain’s CCC to 3,560 guests per day. 

 A new conveyor style lift was added for beginner skiers and riders. 

 The new beginner complex was completed in the summer of 2009, including a four passenger 

chairlift, new trails, snowmaking and night lighting. 

 Many snowmaking improvements have been completed, resulting in doubling the capacity 

while becoming more energy efficient. 

 Electric/Water and Sewer Hookups in the camping lanes and other areas have been added or 

upgraded. 

2006 MASTER PLAN 

The 2006 Master Plan was essentially an update of the 2001 plan. In the five years since the 2001 

plan was introduced, over $7 million in capital improvements had been made to the resort. The 2006 



 

 

plan documented these investments, and those improvements yet to be completed were re-evaluated 

and prioritized. One important conclusion reached in developing the 2006 plan was that the 

Comfortable Carrying Capacity and space needs assumptions used in the 2001 plan were perhaps too 

aggressive and cost prohibitive, so the 2006 plan reduced these plan assumptions to better reflect 

market and economic realities. Some significant changes compared to the 2001 plan included: 

 The design Comfortable Carrying Capacity plan was reduced from 4,730 to 4,030 guests per 

day. 

 The total proposed building space was reduced from 92,121 to 77,456 square feet, reflective 

of the decrease in design capacity. 

 The Welcome Center Building concept was changed due to the extensive earth moving and 

drainage required, as well as changes necessitated by the actual alignment of the new Summit 

detachable chair lift. The new plan envisioned an addition to the existing Guest Services Lodge, 

and a new stand alone 7,200 square foot Rental facility in the base area. Additions were still 

contemplated to the Stockade Lodge and Main Lodge Buildings. 

 This plan provided additional details on specific camping improvements. 

 This plan recognized that there were several major infrastructure challenges facing the resort 

that would need to be addressed within the life of the master plan document. Some significant 

examples include the replacement of the Area Road Bridge over Poor Farm Brook, replacement 

of primary power lines throughout the base lands, and information technology upgrades. 

The 2006 Master Plan proved to be as useful a document as its predecessor. In the four fiscal years 

from May 2006 to April 2010, an additional $5.25 million has been spent on investments in capital 

equipment and improvements, and another $1.5 million is slated for FY 2011, including a $1 million 

project to replace and improve the entrance road bridge. In addition to those projects mentioned 

earlier, significant progress has been made in the following areas: 

 Measurable investment has been made in snowmaking capacity and technology. The resort 

now boasts an arsenal of 38 electric fan snowmaking guns, 280 fixed mount energy efficient 

tower guns, and 25 sled mounted towers. 

 Steady progress has been made replacing, adding and updating snowmaking pipe, with over 

6.5 miles installed in 2009 alone. 

 All the main roads in the resort were repaved during the fall of 2008. 

 Much of the base area infrastructure has been upgraded, including new underground primary 

electric lines, new telephone lines, and fiber optic cable throughout the base lands. 

 Lodge buildings have been upgraded, including new flooring, doors and windows. 

The most significant part of the plan that has not been addressed is additional guest service space, 

most significantly the rental shop and additional foodservice areas. This will need to become a higher 

priority in the future to ensure the continued successful development of the resort. 



 

 

THIRD PARTY PROCESS 

Back-to-back sub-par winters in 2005/2006 and 2006/2007 prompted the Gunstock Area 

Commissioners to look at alternative ways for Gunstock to generate operating income and capital 

dollars. In February of 2007, the commissioners began taking strategic steps designed to expand the 

overall mission of the resort and allow the opportunity for third party investors to partner with the 

Gunstock Area Commission if there was an opportunity for them to do so. However, they also realized 

that as a publicly owned and quasi political entity, a delicate balance between public and private 

interests would have to be maintained, and that public input into the process would be essential. 

In late 2007, Gunstock published a ―Request for Information‖ in newspapers, business publications, 

and in Ski Area Management, a national industry trade magazine. This ―request‖ asked interested 

parties to come forward with ideas and concepts on how the resort might be further developed and/or 

operated. The RFI specifically required that any concept must ―further develop the long term, year-

round potential of the resort, while preserving the character, flavor and history of the mountain.‖ 

Several private developers expressed interest in this request, and two were asked to present more 

formal proposals. One group withdrew prior to the scheduled public hearing of proposals. The other 

group, Allyon Solutions, a New Hampshire based real estate and investment firm, presented a concept 

proposal of ―Gunstock Reborn‖ whereby Allyon would act as a conduit to bring significant real estate 

development to the resort, and act as a clearinghouse among the various stakeholders involved in any 

potential project. While the Gunstock Commissioners voted to continue to work with Allyon to attempt 

to draft a development agreement, to date an agreement has not been signed. 

There were three major stumbling blocks to overcome which slowed progress in working with a 

private developer. First, the only method available for conveyance of real property at Gunstock was 

through a sealed bid process with acceptance of the lowest qualified bid. This was not acceptable to 

either Gunstock or potential investors, as it took control of the use of the lands away from the 

commissioners and would require a developer to invest large sums in planning and development costs 

with no assurance they would be the successful bidder. To solve this issue, legislation, specific to 

Gunstock, was passed that allowed for real estate to be conveyed through a negotiated process, with 

final approvals resting with Belknap County and Gunstock officials after a public hearing process. 

The second obstacle was numerous land use restrictions placed on the property due to prior 

acceptance of Land and Water Conservation Grants. These grants require that any property improved 

by the grants remain ―in public outdoor recreation use in perpetuity.‖ These restrictions apply to the 

majority of the lands at the resort, so any development would require compliance with these 

restrictions, and approval by the New Hampshire Division of Parks and Recreation and the US 

Department of Interior. 

Last, shortly after this process started, the economy and the resort real estate market were adversely 

affected by the real estate mortgage crisis and the resulting recession, and enthusiasm for this type of 

development waned with it, at least temporarily. 



 

 

While a specific plan is not on the front burner at present, the idea of public/private collaboration 

remains alive and well, and conceptual ideas of how and where they can work will be incorporated into 

the 2011 Master Plan. 



 



 

 

APPENDIX 3: 
PRELIMINARY LAND USE CONCEPTS 



 



 

 

APPENDIX 4: 
PRELIMINARY BASE AREA CONCEPTS 



 



 

 

APPENDIX 5: 
EXISTING TERRAIN SPECIFICATIONS 



 



 

 

 
Existing Conditions: Trails, Acreage, and Ability Levels 

Map Name 
Length 

(ft.) 

Average 

Width 

(ft.) 

Actual 

Acreage 
Ability Level 

#1 Sidearm 3366 109 8.4 Novice 

#2 Out of Sight 1634 78 2.9 Intermediate 

#3 Pistol 2300 140 7.4 Intermediate 

#4 Blundersmoke 2554 225 13.2 Intermediate 

#5 Musket 263 133 0.8 Intermediate 

#6 Upper Gunsmoke 2889 99 6.4 Intermediate 

#7 Gunpowder 1384 71 2.3 Intermediate 

#8 Tinderbox 290 73 0.5 Intermediate 

#9 Shotgun 1609 92 3.4 Intermediate 

#10 Middle Gunsmoke 2445 53 2.9 Intermediate 

#11 Lower Gunsmoke 938 124 2.7 

 

Intermediate 

#12 Upper Recoil 1500 100 3.4 Advanced 

#13 Middle Recoil 3300 90 6.8 Intermediate 

#14 Lower Recoil 
1700 

700 

70 

180 

2.7 

2.9 
Intermediate 

#16 Lower Glades 1000 125 2.9 Expert 

#17 Hot Shot 4200 90 8.7 Expert 

#18 Upper Ramrod 2400 120 6.6 Intermediate 

#19 Upper Trigger 2400 60 3.3 Intermediate 

#20 Middle Trigger 
400 

1500 

110 

60 

1.0 

2.1 
Advanced 

#21 Exit 20 300 90 0.6 Intermediate 

#22 Lower Trigger 1300 65 1.9 Intermediate 

#23 Flintlock 
1800 

1500 

90 

75 

3.7 

2.6 
Intermediate 

#24 Trigger Chute 700 60 1.0 Intermediate 

#25 Flintlock Chute 600 50 0.7 Intermediate 

#26 The Flats 800 70 1.3 Intermediate 

#27 Derringer 1000 80 2.0 Intermediate 

#28 Half Pipe 700 100 1.6 Intermediate 

#29 Upper Smith 1100 100 2.5 Intermediate 

#30 Smith 1300 200 6.0 Intermediate 

#31 Phelps 
300 

1600 

150 

250 

1.0 

9.2 
Intermediate 

#32 Ricochet Park 1900 70 3.1 Advanced 

#33 Ramrod Race Trail 1900 60 2.6 Intermediate 

#34 Trigger Link 600 30 0.4 Advanced 

#35 Tiger Steeps 600 150 2.1 Expert 

#36 Tiger 2000 135 6.6 Advanced 



 

 

Existing Conditions: Trails, Acreage, and Ability Levels 

Map Name 
Length 

(ft.) 

Average 

Width 

(ft.) 

Actual 

Acreage 
Ability Level 

#37 Upper Cannonball 
200 

300 

50 

130 

0.2 

0.9 
Advanced 

#38 Cannonball 2100 125 6.1 Advanced 

#39 Slingshot 200 60 0.4 Advanced 

#40 Redhat 2000 100 4.6 Intermediate 

#41 Flintlock 
1100 

1100 

70 

130 

1.8 

3.3 

 

Advanced 

#42 Stonebar 
1500 

2500 

90 

125 

3.1 

7.2 
Intermediate 

#44 Try Me 900 65 1.8 Novice 

#45 Learning Center 130 70 0.2 Beginner 

#46 Peepsight 1250 60 2.5 Novice 

#47 Popgun 157 30 0.2 Novice 

#48 Misfire 390 34 0.3 Novice 

#49 Upper Try Me 450 50 0.5 Novice 

#50 Red Ryder 200 40 0.3 Novice 

#51 Daisy 210 50 0.5 Novice 

Total Acreage 174.1  

Source: SE Group, Gunstock Mountain Resort 

 

 
Existing Conditions: Glades 

Glade Area Name 
Slope Area 

(acres) 

Birch Glade 1.1 

Recoil Glade 3.2 

Gunpowder Glade 1.8 

Parallax Glade 2.7 

Glade Total 8.8 

Source: SE Group, Gunstock Mountain Resort 



 

 

APPENDIX 6: 
UPGRADING TERRAIN SPECIFICATIONS 



 



 

 

 

Upgrading and Expansion: Trails, Acreages, and Ability Levels
a

 

Map Name 

Length 
Average 

Width Acreage Ability Level 

(ft.) (ft.) 

#1 Sidearm 3,366 100 11.0 Novice 

#1A Proposed 2,400 60 3.3 Intermediate 

#2 Out of Sight 1,634 78 2.9 Intermediate 

#3 Pistol 2,300 140 7.4 Intermediate 

#4 Blundersmoke 2,554 225 13.2 Intermediate 

#5 Musket 263 133 0.8 Intermediate 

#6 Upper Gunsmoke 2,889 99 6.4 Intermediate 

#7 Gunpowder 1,384 71 2.3 Intermediate 

#8 Blundersmoke Chute 290 73 0.5 Intermediate 

#9 Shotgun 1,609 92 3.4 Intermediate 

#10 Middle Gunsmoke 2445 53 2.9 Intermediate 

#11 Lower Gunsmoke 938 124 2.7 Intermediate 

#12 Upper Recoil 1,500 100 3.4 Advanced 

#13 Middle Recoil 3,300 90 6.8 Intermediate 

#14 Lower Recoil 1,700 70 2.7 Intermediate 

  700 180 2.9 Intermediate 

#15 Proposed 2,000 100 4.6 Advanced 

#16 Lower Glades 1,000 125 2.9 Expert 

#17 Hot Shot 4,200 90 11.2 Expert 

#18 Upper Ramrod 2,400 120 6.6 Intermediate 

#18A Proposed 1,430 100 3.6 Advanced 

#19 Upper Trigger 2,400 60 3.3 Intermediate 

#20 Middle Trigger 1,900 110 4.5 Advanced 

#20A Proposed 1,100 100 2.9 Advanced 

#21 Exit 20 300 90 0.6 Intermediate 

#22 Lower Trigger 1,300 65 1.9 Intermediate 

#23 Flintlock 1,800 90 3.7 Intermediate 

  1,500 75 2.6 Intermediate 

#24 Trigger Chute 700 60 1 Intermediate 

#25 Flintlock Chute 600 50 0.7 Intermediate 

#26 The Flats 800 70 1.3 Intermediate 

#27 Derringer 1,000 80 2.2 Intermediate 

#28 Half Pipe 700 100 1.6 Intermediate 

#29 Upper Smith 1,100 100 2.5 Intermediate 

#30 Smith 1,300 200 6 Intermediate 

#31 Phelps 300 150 1 Intermediate 

  1,600 250 9.2 Intermediate 

#32 Ricochet Park 1,900 70 3.1 Advanced 

#33 Ramrod Race Trail 1,900 60 2.6 Intermediate 

#34 Trigger Link 600 30 0.4 Advanced 

#35 Tiger Steeps 600 150 2.1 Expert 

#36 Tiger 2,000 135 6.6 Advanced 



 

 

Upgrading and Expansion: Trails, Acreages, and Ability Levels
a

 

Map Name Length 
Average 

Width 
Acreage Ability Level 

#37 Upper Cannonball 200 50 0.2 Advanced 

  300 130 0.9 Advanced 

#38 Cannonball 2,100 125 6.1 Advanced 

#39 Slingshot 200 60 0.4 Advanced 

#40 Redhat 2,000 100 4.6 Intermediate 

#41 Flintlock 1,100 70 1.8 Advanced 

  1,100 130 3.3 Advanced 

#42 Stonebar 1,500 90 3.1 Intermediate 

  2,500 125 7.7 Intermediate 

#44 Try Me 900 65 1.8 Novice 

#45 Learning Center 130 70 0.2 Beginner 

#46 Peepsight 1,250 60 2.5 Novice 

#47 Popgun 157 30 0.2 Novice 

#48 Misfire 390 34 0.3 Novice 

#49 Upper Try Me 450 50 0.5 Novice 

#50 Red Ryder 200 40 0.3 Novice 

#51 Daisy 210 50 0.5 Novice 

TOTALS  81,086  195.7  

Italics and highlight denote trail expansions, new trail construction, or new trail ability level 

Source: SE Group, Gunstock Mountain Resort 

 

Upgrading and Expansion: Glades 

Glade Area Name 
Slope Area 

(acres) 

Birch Glade 1.1 

Recoil Glade 3.2 

Gunpowder Glade 1.8 

Parallax Glade 2.7 

Glade Total 8.8 

Source: SE Group, Gunstock Mountain Resort 

 




