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Executive Summary 

 

 This report analyzes the first year workforce needs associated with the operations of a 

redeveloped Balsams Resort in Dixville Notch, NH.  The study examines: 1) the labor 

requirements of the Balsams project, 2) the characteristics and quality of project’s labor demand 

as measured by relative wage and benefit levels, 3) documents the status of the regional labor 

market and assesses the ability of the project ability to obtain required staffing levels, and 4) 

estimates the dynamic, impacts a positive labor demand shock will have on the regional labor 

market, labor supply, wage rates, and regional migration patterns.  The primary conclusions of the 

study are wage rates associated with the staffing needs of the Balsams are estimated to have wage 

levels and job quality that are comparable or exceed those in the region, and that between the 

currently employed, out-commuters from the region, and the amount of underutilized labor in the 

region, concerns about the ability of the project to obtain required labor are overstated.  In 

addition, the study finds that the positive shock to the regional labor market will produce social or 

public benefits that raise regional wage rates, increase labor force participation, reduce the daily 

out-flow of workers, and the net out-migration of resident from the region. 

 
Key Study Findings Include: 
 

 Based on projected staffing patterns, the average hourly wage paid to Balsams employees 
will be between $17.27 and $17.88, with a median wage of $16.20. 

 The percentage of jobs at the Balsams Resort that are expected to be full-time and full-
time year round will exceed the percentage typically found in hospitality and recreation 
industries and will be comparable or exceed those percentages overall in Coos County. 

 The wage and benefits associated with the Balsams Resort will allow the project to 
effectively compete for available labor in the region, and produce changes in labor force 
participation, commuting patterns, and underutilized labor that will allow it to obtain 

needed labor. 

 Employment in lodging and recreation industries has declined by 23 percent in Coos 
County since 2007, and the region has lost almost 400 jobs in those industries since 2004, 
resulting in a large number of experienced industry workers seeking opportunities outside 
of the region or leaving the labor force.  

 The unemployment rate in Coos County is relatively low (but higher than New Hampshire 
overall) but is not an indicator of the Balsams’ ability to hire required workers. 
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 Labor force participation in Coos County is much lower than participation overall in New 
Hampshire.  Participation rates are especially low in age groups between 25 and 44, age 
groups whose labor force participation is most responsive to economic conditions 
(increasing when employment opportunities rise).   

 The rate of underutilization of labor (unemployed + not in the labor force) in Coos County 
is greatest relative to New Hampshire among individuals early in their working lives, 
those ages 25-44, with significant implications for the longer-term demographics of the 

region. 

 A high percentage of individuals in Coos County who are not active in the labor force 
have levels of educational attainment that align well with the labor needs of the Balsams 
Resort.  The vast majority of those who are not participating in the labor force are high 
school graduates or individuals with some postsecondary education (some college, 

associate’s degree, or bachelor’s degree and above). 

 If labor force participation rates (by age group) in Coos County equaled the participation 
rates in NH overall, an additional 1,300 individuals between the ages of 16 and 64 would 

be in the Coos County labor force, with more than 700 under the age of 44.  

 The percentage of Coos County residents commuting out of the region for work is 
increasing.  While a large percentage of Coos County residents choose to remain in the 
region, despite declining employment opportunities, more are having to commute out of 
the region to remain residing in the region.  The labor market efficiency (the number of 

jobs located in the region per working residents) of Coos County is declining. 

 First year employment at the Balsams Resort will increase Coos County employment by 
3.5 percent.  This large increase in labor demand will reduce the number of individuals 
commuting out of the region for work, will induce as many as 215 more individuals to 
participate in the regional labor force (especially among individuals early in their working 
lives), and will increase migration (or reduce net out-migration) by as many as 1,300 
individuals over five years.  

 The positive labor market shock that results from the first year employment at the  
Balsams Resort will raise average annual regional wages for full time workers by between 
$332 and $507 per year over five years.  These increases are in addition to the change in 

wages that would occur in the absence of the Balsam project.  

I. Introduction  

 Dixville Capital, LLC  is proposing to renovate, expand, and operate the Balsams Resort 

and Wilderness Ski Area, an iconic grand resort hotel located in Dixville Notch, Coos County, 

New Hampshire that was closed in December of 2011.   The proposed project will be the largest 

private sector development project in Coos County in memory.  The resort will employ more than 

400 individuals in the first year of its operation, increasing employment in Coos County by 
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approximately 3.5 percent.  To put that number into perspective, between 2001 and 2015, 2,137 

jobs were lost in Coos County.  Since 2004 Coos County has lost jobs in every year except 2013, 

when just 144 jobs were added in the county.  For this report, only the first year of operations are 

analyzed in assessing the labor market implications of the project, however redevelopment plans 

call for a significant expansion of operations in subsequent years, providing a dramatic stimulus 

to the Coos County economy that has underperformed other counties in the state for decades.   

 As proposed, the redevelopment of the Balsams Resort will be seeking a $28 million loan 

guarantee from the State of New Hampshire’s Business Finance Authority.  The NHBFA will, 

among other criteria, evaluate the Balsams project’s impact on employment and wages in the 

region’s labor market. An application for a loan guarantee requires no direct expenditure of public 

funds, but if approved by the NHBFA, the Balsams’ application must also receive approval from 

the Governor and Council of the State of New Hampshire. In considering the Balsams’ 

application for a loan guarantee, elected and appointed officials in New Hampshire will consider 

employment and labor market impacts of the proposed project, including the ability of the project 

to find enough qualified workers, as well as the potential for broader public benefits to the region.   

 Both policymakers and the public are interested in the quality and number of jobs that will 

be created by the Balsams project, and some concern has been expressed about the projects’ 

ability to hire sufficient labor to staff to the proposed project.  The purpose of this report is to 

provide an independent analysis of data that will inform elected and appointed officials, as well as 

the public, evaluating the Balsams’ ability to acquire needed labor, the project’s direct impacts1 

on employment, wages, the regional labor market, as well as migration and population in the 

region.  The study analyzes: 1) the labor requirements of the Balsams project, 2)  the 

characteristics and quality of project’s labor demand as measured by relative to wage and benefit  

levels, 3) documents the status of the regional labor market and assesses the ability of the project 

ability to obtain required staffing levels, and 4) estimates the dynamic, impacts that a positive 

labor demand shock will have on the regional labor market and regional migration patterns.  

Finally, the report discusses the public or social benefits associated with the Balsams project’s 

increased demand for labor in the region, such social benefits are important in cost/benefit 

calculations.  

                                                
 
1 Direct impacts here refer to only the employment at the Balsams resort, and not the indirect and induced or so called 
“multiplier” impacts of the project.  The multiplier impacts were estimated in a 2015 report but may be updated with 
more current numbers.  
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This report was prepared with full independence from Dixville Capital, LLC.   The report 

takes no position on matters of policy and holds no conflicts of interest that prevent it from 

providing objective analysis to Dixville Capital, or policymakers and citizens of the State of New 

Hampshire.  Dixville Capital, LLC supplied data on staffing patterns (numbers and job 

descriptions) related to the first year operations of the resort.  PolEcon calculated estimated wage 

rates for the staffing pattern based on existing occupational wage rates in the region as determined 

by the NH Labor Market Information Bureau and developed all other estimates and calculations 

independent of Dixville Capital, LLC.   Dixville Capital, LLC was provided an opportunity to 

correct material errors in project details in the report, however, the company had no role in 

developing any of the analyses or estimates included in the report.  

 Results of this analysis indicate that a redeveloped Balsams Resort will find sufficient 

available labor in the region to meet its staffing needs. In the process the project will have a 

number of positive impacts on workers in the region as well as provide a number of public 

benefits including:  

 Paying good wages that average over $17 per hour and median wages that are above the 

median for all of Coos County. 

 Providing an above average percentage of full-time jobs compared to Coos County as a 

whole. 

 Raising below average labor force participation rates in the region, increasing the size of 

the Coos County labor force (especially among younger, working age individuals). 

 Reducing the daily out-flow of commuters from the region. 

 Raising regional wage rates that, on average, will increase the earnings of workers in Coos 

County (not Balsams workers) by between $332 and $507 over five years (above what 

they would have been in the absence of the redevelopment project). 

 Increasing migration (or reducing out-migration) from the region. 

II. First Year Staffing and Labor Needs 

 
 The first year staffing pattern for the Balsams Resort will vary depending on the season.  

While much of the resorts operations will not differ between winter and summer seasons, resort 

attractions and recreational activities do have different staffing needs in winter and summer. 

 There is a broad range of occupational needs and skill levels included in the staffing 
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patterns of a redeveloped Balsams Resort.  Although hospitality and recreational industries are 

often thought of as dominated by lower skill and lower wage occupations, the Balsams project 

includes a large number of high skill labor needs including management occupations, sales, 

marketing, information technology, vehicle and facility maintenance, construction trades and 

construction management.    This section of the report examines the number of jobs, the 

occupational mix, wage rates, benefits, and the number of full and part-time positions, that the 

Balsams project would create in Coos County.  In addition, job characteristics are considered in 

the context of other jobs located in Coos County.   Overall, the wages and benefit characteristic of 

the staffing patterns of the Balsams Resort should allow the project to effectively compete for 

available labor and in addition have public benefits that help expand the pool of available labor in 

the region.  Those impacts are discussed in later sections of this report. 

A.    Jobs Quality: Full-Time Status 

 For this analysis Dixville Capital provided PolEcon with projected staffing patterns for 

both a summer and a winter resort opening.  Staffing data provided included the number of 

positions by job category, the number of shifts that each position would work, as well as the 

number of days of the weak each position would be required to work.  Dixville Capital also 

provided information on the number of positions that would be full-time, full-time on a seasonal 

basis, part-time year round, as well as part-time on a seasonal basis.  From these data, the total 

number of individuals that the Balsams will need to hire can be determined.   Detailed staffing 

breakdowns are kept confidential in this public document but are summarized in this section of 

the report in terms of full-time status, wage rates, and benefits.   

 If the Balsams Resort opens during the winter season an estimated 467 individuals will 

need to be hired, while a summer opening will require 387 hires, for an annual average of 427.  

 Table 1 provides a breakdown of Balsams staffing patterns by full and part-time status for 

both a winter and summer resort openings.  The table shows that between 77 and 84 percent of the 

jobs at the resort will be full-time, depending on the season of opening.  One-third of employees 

would be full-time on a seasonal basis, either 24 or 28 weeks.  However, a percentage of the 

individuals employed as seasonal, full-time workers will be employed in both winter and summer 

seasons, meaning they would be full-time, year round, despite being classified as seasonal 

employees.   
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Table 1 

 Jobs by Status 

  
Winter 

Opening 

Summer 

Opening Annual Average 

  Jobs 

% of 

Jobs Jobs 

% of 

Jobs Jobs 

 % of 

Jobs 

Full-Time (Mgmt. & 

Supervisory) 54 11.6% 56 14.5% 55 12.9% 

Full-Time 136 29.1% 144 37.2% 140 32.8% 

Full-Time (Seasonal) 171 36.6% 126 32.6% 149 34.8% 

Part-Time (Seasonal) 106 22.7% 61 15.8% 84 19.6% 

  467   387   427   

 
Dixville Capital indicates that a percentage of seasonal employees will work in both winter and 

summer but until they have knowledge of the skill sets workers hired for full-time seasonal 

position they are not able to determine what percentage may work in both winter and summer 

seasons.  Based on our review of hiring needs in each season, there are a number of overlapping 

occupational skills sets among the winter and summer seasonal full-time hires, nevertheless it is 

not possible at this time to determine how many individuals would be full-time seasonal in both 

winter and summer seasons.  For this analysis we assume a range of between 20 and 50 percent of 

seasonal, full-time employees will be employed in both the winter and summer seasons.  Using a 

range of 20 to 50 percent, Figure 1 shows that the percentage of  Balsams Resort employees 

working full-time throughout the year (30 hours per week or more for at least 48 weeks of the 

year) would fall in a range slightly below or slightly above the percentage of full-time year round 

jobs in Coos County overall.  In addition, using the high estimate of seasonal hires working full-

time in both the winter and summer season, the percentage of full-time, year round jobs at the 

resort is approximately equal to the percentage of year round full-time employment in New 

Hampshire overall.  This is a significant finding and indicates that the quality of employment 

opportunities at the resort are expected to be above those characteristically found in the 

hospitality and recreation industries.  
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B.    Job Quality: Wage Rates 

 For public policy purposes, evaluating public benefits of the Balsams redevelopment 

should include an assessment of the wage and benefit structure of employment at the resort. To 

estimate the wage structure of employment at the Balsams we first matched the labor needs of the 

Balsams to specific occupational codes.  We then matched occupational codes to occupational 

wage rates in the North Country labor region as reported by the New Hampshire Labor Market 

Information Bureau.  In a few cases there were not enough individuals employed in an occupation 

in the region to have occupational wages reported.  In those cases we used wage rates reported in 

labor regions closest to the Northern NH region where an occupation’s wage rate was reported.   

For management and supervisory occupations and for full-time, year round positions, we used 

wage rates reported for “experienced” workers in developing our estimates.  For all other workers 

we used the mean wage rate reported for an occupation.  Our estimates were developed 

independently of Dixville Capital, LLC and it is not known how these estimates compare with 

estimated wage levels (if any) developed by the company.  In addition, the estimates below reflect 

current mean wage rates in the region and may not reflect the actual wage rates that will be 

required to fully staff the resort.  It is possible that wages for some or many occupations will need 

to be higher than reflected here in order to achieve required staffing levels.   
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 Table 2 presents a summary of estimated average and median wage rates for Balsams 

workers and in comparison to the overall Northern NH labor market region.  Based on current 

occupational wage rates in the region, the mean hourly wage at the Balsams would be between 

$17.27 and $17.88 depending on the season, with an annual combined average of $17.43.  This is 

below the mean hourly wage in the region by $2.63 and reflects the fact that the hospitality and 

recreation industries contain both higher wage, and a significant percentage of lower wage 

occupations.  The median estimated hourly wage of Balsams employment is $16.20, $0.43 above 

the regional median hourly wage for all occupations,in all industries, in the region. 

 

Table 2 

Estimated Hourly Wages at Current Regional Wage Rates 

  Winter Opening Summer Opening 

  
  Jobs 

Est. Avg.   

Hourly 

Wage Jobs 

Est. Avg.   

Hourly 

Wage 

Full-Time (Mgmt. & Supervisory) 54 $27.58  56 $27.26  

Full-Time 136 $17.92  144 $18.11  

Full-Time (Seasonal) 171 $15.89  126 $16.19  

Part-Time & Part Time Seasonal 106 $13.40  61 $12.24  

Total 467 $17.27  387 $17.88  

  

Balsams Mean $17.43    

  Northern NH  Mean $20.06  

  

Balsams Median $16.20  
  

   Northern NH  Median $15.77  

 

C.   Job Quality: Benefits   

  Table 3 presents the benefits provided to different categories of workers who will be 

employed at the Balsams Resort.  The table shows that about 80 percent of Balsams employees 

(all full-time employees) will have access to the company’s group health insurance plan, and 

nearly half will have other corporate benefits.  Details of corporate benefits to be provided were 

not available as of the writing of this report. 
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Table 3 
Employee Benefits 

  
# of 

Employees 

% of 

Jobs Criterion Benefits Provided 

Full-Time (Mgmt. 

& Supervisory) 55 12.9% 30+hrs./Week 
Partially Funded Health Ins. & Corp. 

Benefits 

Full-Time 140 32.8% 30+hrs./Week 
Group Plan Health Insurance & Limited 

Corp. Benefits 

Full-Time 

(Seasonal) 149 34.8% 

30+hrs./Week 
(May be Employed 
in Both Seasons) Group Plan Health Insurance 

Part-Time 

(Seasonal) 84 19.6% < 30hrs./Week NA 

 

III.  Regional Labor Supply 

 With New Hampshire’s low unemployment rate  and the Coos County region’s relatively 

small labor market, it is appropriate to consider whether the labor market can satisfy the staffing 

needs of a redeveloped Balsams resort.   Labor availability has two components: geographical and 

human. The geographical component narrows down the labor pool to those who are located near 

or able to travel to a specific location to work. The human component of labor availability 

depends upon the characteristics of the potential workforce in the area. People take, keep, and 

change jobs for a variety of reasons. Compensation—salary and benefits—are important, but 

other factors, including convenience, security, family obligations, personal fulfillment, age, 

gender, education, and training, contribute to workers’ employment decisions. These motivations 

and demographic characteristics determine labor availability within a region.  

 It is a mistake to consider just the number of unemployed individuals, or the 

unemployment rate in evaluating the potential supply of labor for the Balsams or any other 

project.  The pool of available labor from which the Balsams Resort can draw upon is composed 

of workers who categorized as either 1) currently not working and looking for employment (the 

traditional definition of unemployment), 2) not working and not actively looking but who are  

interested in employment (not counted among the unemployed in a region), 3) currently working 

and looking for other employment, and 4) currently employed but interested in different 

employment for the right opportunities.   
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A.  The Unemployed 

 In 2016 the Coos County labor force included 14,360 individuals ages 16 and above.  

Another 500 individuals in Vermont can be included as they are part of the Colebrook labor 

market that includes portions of both New Hampshire and Vermont.  Table 4 provides 2016  labor 

force, employment, unemployment, and the unemployment rate for Coos County and the two 

labor market areas (LMA’s) in closest proximity to the Balsams Redevelopment project (the 

Colebrook and Berlin LMA’s).    The table shows that on average, in 2016 there were almost 400 

unemployed individuals in the combined 

Berlin and Colebrook labor markets.  The 

table also shows that the average 

unemployment rate in the combined labor 

market was 4.2 percent, higher than the 

3.7 percent in the remainder of Coos 

County and 50 percent higher than the 

State of New Hampshire average annual 

rate of 2.8 percent.  

 By only looking at the 400 unemployed individuals in closest proximity to the Balsams 

project a large number of potential workers are not being accounted for. These individuals are 

called Potential Job Seekers (PJSs). PJSs are individuals who are looking for work, individuals 

who are currently working but would be interested in changing jobs or occupations, individuals 

who want additional hours, individuals who are planning to look for work in the next year, and 

individuals who are currently discouraged from looking for work.  

B.  Individuals Not Currently in the Labor Force 

The labor force participation is a measure of the people in an area that are economically active. 

The labor force is comprised of those employed persons and those persons 16 years and older that 

are unemployed and have looked for work in the past four weeks. At approximately 58 percent, 

the labor force participation rate in Coos County is well below the New Hampshire rate of 66 

percent. Some of Coos County’s lower overall participation rate is accounted for by the county’s 

relatively older population as labor force participation is lower among demographic groups age 55 

 and above, however, labor force participation rates in Coos County are well below participation 

rates in the state among almost all age groups. This is especially true for early career, adult 

working age individuals in the county.  Figure 2 shows that with the exception of individuals ages 

Table 4 

Labor and Employment in the Balsams Region 

  

Coos 

County* 

Berlin & 

Colebrook 

NH/VT LMAs 

Remainder 

of  Coos 

Cnty 

Labor Force 15,212 8,988 6,223 

Employed 14,605 8,610 5,995 

Unemployed 607 378 228 

Rate 4.0% 4.2% 3.7% 

*Includes 500 individuals from the Vermont portion of the 

Colebrook labor market area.   
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20-24, Coos County has significantly lower labor force participation rates than does NH as a 

whole.  The 20-24 age group in Coos County is less likely to be enrolled in a postsecondary 

school and thus more likely to be active in the labor market than is that age group overall in NH.  

The chart shows that labor force participation is 10 percentage points lower in Coos County than 

in NH among individuals ages 30-34, and rates compared to NH are lowest among groups 

between ages 25 and 44.  This is especially problematic for the demographics of the county and 

its ability to keep and attract younger workers.  With significant number of baby boomers 

scheduled to retire in the coming years, it is critical for labor force participation among younger 

groups to be maximized.  Some of the lower participation rates among all groups is related to 

higher disability rates among the population of Coos County but this accounts for no more than a 

third of the lower participation rates.  Declining employment opportunities in Coos County 

(Figure 3) is the primary reason for lower rates of participation in the Coos County labor force.  

From its most recent peak in 2004, employment has declined by almost 2,000 in Coos County, 

with almost 400 of that in accommodations and recreation industries.  Between 2007 and 2015 

employment in lodging and recreation industries in Coos County 23 percent. 
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 Coos County’s lower rates of labor force participation mean that the region can 

accommodate job growth even in the absence of population growth by raising participation rates 

to at or near New Hampshire averages.  Labor force participations responds to economic 

conditions (participation increases with more job opportunities and declines with fewer 

opportunities).  Participation rates are more response to economic conditions among younger 

workers and this suggest that the increased job opportunities in the region that the Balsams will 

bring will induce higher levels of labor force participation in the region.  

 The negative impacts of Coos County’s declining employment opportunities fall 

disproportionately on individuals with fewer skills and lower levels of educational attainment 

because higher skill individuals with higher levels of educational attainment have the most 

employment opportunities and they have greater resources and ability to move to locations with 

greater employment opportunities.  Declining regional employment for an extended period of 

time creates a self-reinforcing downward spiral of demographic, labor force, and employment 

decline. Increasing opportunities for employment for any and all workers in the region is a critical 

first and necessary step to reversing negative demographic trends and creating more favorable 

labor force, and employment trends.  Redevelopment of the Balsams Resort would increase 

employment in Coos County by about 3.5 percent in its first year of operation, creating a strong, 

positive shock to the regional labor market.  The longer-term, beneficial impacts of that shock on 
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individuals and the regional labor force cannot be overstated.  As the Nobel Prize winning 

economist Edmund Phelps said:  

“Of [the changes caused by an employment shock], job experience, with 

its opportunities for learning by doing and on-the-job training, is possibly 

the most important. When people are engaged in sustained work of any 

kind with which they have not had any similar experience, they become 

different for it in a number of ways that are relevant for the equilibrium 

unemployment rate. Getting to work on time is just about the most 

important habit a worker can have in nearly every kind of job.  For many 

of the people who comprise the most frequently unemployed group, getting 

to be “reliable” and learning to work with other people are necessary 

attributes for continuation in the job. For other people, the opportunity to 

acquire skills at more demanding jobs in the skill hierarchy than they 

could ordinarily qualify for may be the more important aspect . . . 

The upgrading of many workers that results from a [positive employment 

shock] may gradually lead to a true upgrading in the average quality of 

the labor force.”  

 
 Combined, the degree of labor underutilization in Coos County, as measured by 

unemployment and non-participation in the labor force, highlights an amount of labor market 

slack in the region that belies any labor shortage that a 4.2 percent or lower unemployment rate 

might suggest.  Figure 4 presents the combined unemployment and labor force non-participation 

rates for different age groups in Coos County and New Hampshire.   
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C.  Potential Additional Labor Supply 

 Along with the nearly 400 unemployed individuals in the labor force  in the combined 

Colebrook and Berlin labor market areas (600 throughout Coos County), individuals not currently 

in the labor force represent a large potential supply of labor for the Balsams.  Declining job 

opportunities in the region have resulted in many individuals leaving the labor force.  Full labor 

force participation does not occur anywhere, but participation in Coos County can reasonably be 

expected to approximate percentage in other regions of the state.  Figure 5 shows the number of 

individuals by age group that would be in the Coos County labor force if participation rates in the 

region were equal to participation rates throughout NH.  Additionally, the chart shows the 

expansion of the labor that would occur if the Vermont portion of the Colebrook labor market 

area had the same labor force participation as NH.  Combined, over 1,300 hundred individuals 

could potentially be added to the regional labor force by achieving NH average participation rates.  

Over one-half of that number is younger than the 45.5 median age of workers under the age of 65 

in Coos County.   Higher disability rates in Coos County among individuals ages 16-64 likely 

reduces the potential increase in labor force participation to just under 1,000.  

 

 Below average labor force participation occurs in the Coos County region among 

individuals of all levels of educational attainment.  Again, if labor force participation in Coos 
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County equaled participation in NH overall, the regional labor force would expand with 

individuals with all levels of educational attainment.  Figure 6 shows that by far the greatest 

increase in the labor force from achieving NH average participation rates would come from 

individuals with a high school diploma.  Still 18 percent would come from individuals with some 

college, an associate’s, or a bachelor’s degree or higher.   

 

 Based on the Balsams’ labor requirements it appears that the age and educational 

characteristics of individuals in the region who are not currently in the labor force are largely 

consistent with the workforce needs of the resort, providing a unique opportunity for the region to 

draw more workers into, or have them re-enter, the region’s workforce.  The impact on labor 

force participation rates of shocks to regional labor demand (defined as increases in employment 

of at least 1 percent in a short period of time – the Balsams would increase employment in the 

county by 3.5 percent) has been well researched by economists and is discussed in Section IV of 

this report.  

D.  Commuters 

 The ability of a business to attract workers depends, not only on the size of the regional 

labor force but also a business’ ability to attract local residents as well as attract commuters from 

other, nearby, locations.  For individuals who have not left the region, the lack of job 
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opportunities in Coos County has resulted in many seeking employment outside of the region if 

they wish to remain in Coos County.  Between 2006 and 2014 Coos County lost 1,834 jobs, 

during that same time period almost 500 more employed Coos County residents began 

commuting out of the county for work.  It is clear that individuals who want to remain in the 

region are increasingly finding work outside of Coos County.   Table 5 shows worker flows of 

employed individuals in Coos County in 2006 and 2014 (the most recent data available).  The 

data are from actual payroll and employment records.  The table shows that the number of 

employed individuals living in  Coos County declined by 12 percent between 2006 and 2014 

while the number of workers living and working in the County declined by an even larger 24 

percent. At the same time the number of employed Coos County residents who work outside of 

the County increased by about 8 percent.  In addition, the share of workers living in Coos County 

who commute outside of the county for work has risen to nearly 50 percent (up from 38 percent 

just since 2006). 

Table 5 
Worker Flows of Employed Coos County Residents 

  2006 2014  % 

Change Employed Individuals Count Share Count Share 

Living in Coos County 16,498 100.0% 14,494 100.0% -12.1% 

Living and Employed in Coos County 10,210 61.9% 7,727 53.3% -24.3% 

Living in Coos County but Employed Outside 6,288 38.1% 6,767 46.7% 7.6% 

 
 Another way to look at the employment opportunity constraints faced by the labor force in 

Coos County as well as the opportunities for new employers in the region is presented in Table 6 

that shows how many jobs exist in the county compared to the number of employed workers who 

live in the county.   

Table 6 
Jobs Located in and Employed Residents of Coos County 

  2006 2014 

  Count Share Count Share 

Jobs Located in Coos County 13,031 100.0% 11,107 100.0% 

Employed Individuals Living in Coos County 16,498 126.6% 14,494 130.5% 

Net Job Inflow (+) or Outflow (-) -3,467  -3,387   

Labor Market Efficiency  (Jobs per Worker) 0.79   0.77   

 

The table provides a metric of the Coos County’s labor market efficiency, or the ability of the 

regional economy to fully use the regional labor force.  The table shows that there are 3,400 fewer 
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jobs located in Coos County than there are employed workers living in the region.  The table 

indicates that the region is not fully taking advantage of the existing labor force, and that the 

region is a net exporter of labor. Importantly, the table also shows that the labor market efficiency 

of the region is declining, and that jobs are declining faster in the region than are employed 

residents living in the region.  These trends suggest that despite a dramatic decline in employment 

opportunities in Coos County, there appears to a commitment among a large percentage of the 

labor force to remain in the region and that there are opportunities for new employers in the 

region to capture a larger share of the region’s supply of labor and increase the efficiency of the 

regional labor market.    

 How many of workers who are living in the region but 

are commuting outside would be willing to work at a 

redeveloped Balsams is unknown and depends on the 

comparative quality, pay, and other factors between 

opportunities made available at the Balsams compared to the 

current employment situation of workers.  Nevertheless, among 

the almost 7,000 workers who commute outside of Coos County 

for work it is likely that a substantial number would prefer to 

remain in the region for work. 

 From a commuting distance perspective, it would appear 

that workers commuting out of the region represent a potentially 

large source of labor for the Balsams.  Looking at just the top 15 

locations work locations for out-commuters (Table 7) shows a 

large number who commute long distances for work. 

E.  Historical Commuting Patterns  

 Examining historical patterns of where the pre-closure Balsams Resort drew workers from 

can provide some indications of the labor shed from which the redeveloped Balsams can expect to 

immediately draw workers.  Examining journey to work data from U.S. Census Bureau’s 

decennial census shows where individuals who worked in Dixville in 1990, 2000, 2010.  As the 

only significant employer in Dixville, we can assume that these commuting patterns reflect the 

place of residence of workers at the Balsams workers.  Table 8 shows that the towns of Colebrook 

and Columbia historically provided the largest number of workers to the Balsams Resort prior to 

its closing in 2011, but that resort was able to draw upon labor from a large number of 

Table 7 

Top Work Destinations For Out-

Commuters From Coos County 

(2014)  

Town # 

Concord, NH 759 

Littleton, NH 410 

Manchester,  NH 213 

North Conway, NH 191 

Lebanon, NH 134 

Nashua, NH 132 

Keene, NH 125 

Rochester, NH 79 

Durham, NH 78 

Laconia, NH 77 

Claremont, NH 75 

Conway, NH 73 

Portsmouth, NH 73 

St. Johnsbury, VT 69 

Boston, MA 63 

Source:U.S. Census Bureau, 
Longitudinal Employer-Household 

Dynamics, PolEcon 
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geographically dispersed communities in NH as well as Maine and Vermont.  

Table 8 

Dixville Commuting  Patterns - Place of Residence of Balsams Workers   

1990, 2000 & 2010 

 
1990 2000 2010 

State Community # % State Community # % State Community # % 

NH Colebrook 144 39.3% NH Colebrook 108 38.6% NH Colebrook 176 53.0% 

NH Columbia 59 16.1% NH Columbia  28 10.0% NH Columbia 38 11.4% 

NH Stratford 44 12.0% NH Berlin 21 7.5% ME Oxford  24 7.2% 

NH Stewartstown 19 5.2% NH Errol 21 7.5% NH Errol 21 6.3% 

VT Canaan town 15 4.1% NH Stratford 14 5.0% NH Stewartstown 15 4.5% 

NH Dixville 13 3.6% VT Bloomfield 13 4.6% NH Dixville 12 3.6% 

NH Pittsburg 13 3.6% NH Stewartstown 11 3.9% NH Lancaster 10 3.0% 

NH Errol 11 3.0% NH Northumberland 10 3.6% VT Canaan  9 2.7% 

VT Brighton 10 2.7% VT Canaan 10 3.6% NH Northumberland 7 2.1% 

NH Berlin 7 1.9% VT Lemington 7 2.5% ME Lincoln  5 1.5% 

NH Jefferson 7 1.9% NH Milan 5 1.8% ME Rangeley 5 1.5% 

ME Upton 6 1.6% ME Upton 4 1.4% NH Pittsburg 4 1.2% 

VT Bloomfield  5 1.4% NH Millsfield 4 1.4% NH Stratford 4 1.2% 

VT Lemington  5 1.4% ME Eustis 3 1.1% NH Clarksville 2 0.6% 

ME Andover  2 0.5% ME Andover 3 1.1% Total 332   

ME Magalloway 2 0.5% ME Canton 3 1.1%   

NH Northumberland 2 0.5% ME Magalloway  3 1.1%   

NH 
Wentworth's 
Location 2 0.5% NH Sugar Hill 3 1.1%   

  Total  366 VT Maidstone 3 1.1%   

  ME Lincoln 2 0.7%   

  NH Shelburne 2 0.7%   

  VT Middlesex 2 0.7%   

  Total 280   

    

Source: Journey to Work and Place of Work, US Census, PolEcon  

 

F.  Underutilized Workers  

 In addition to workers not currently in the labor force, the unemployed, and workers who 

commute out of the region for work, another source of underutilized labor is individuals who are 

fewer hours per week and/or fewer weeks during the year.  A significant percentage of part-time 

jobs are held by individuals who choose to work part-time for non-economic reasons (they do so 

by choice not involuntarily). Individuals who are working part-time for economic reasons (not by 
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choice) as well as part-time for non-economic reasons represent a source of labor for the 

redeveloped  Balsams Resort and an opportunity for the region to more fully utilize the existing  

 labor force.  Currently employed part-time workers 

may seek to benefit from the increase in full-time 

job opportunities that the Balsams will provide, they 

may seek a more desirable (convenient, better, 

higher wage etc.) part-time position at the Balsams 

if they wish to continue voluntary part-time 

employment, or they may choose to supplement 

their current part-time position with a job at  

 the Balsams.   

 Data on the number and percentage of 

workers who are working part-time for economic 

and non-economic reasons is available for the State 

of New Hampshire but not for Coos County or any 

of the smaller labor markets in the county.  For this 

study we document the degree of labor 

underutilization due to part-time employment by 

noting the number and percentage of workers who 

are working part-time, and in comparison to NH 

overall, without regard to reasons for part-time 

employment (economic or non-economic reasons).  

In Table 9 the categories of workers that we are 

using to define “underutilized” are in the shaded 

cells.  The table shows that during the period from 

2011 to 2015, an average 3,714 individuals age 16-

64 in Coos County worked for fewer than 40 weeks 

during the year (regardless of the number of hours 

work per week), or worked less 15 hours per week.  

This group represents our definition of underutilized 

labor.  It includes 18 percent of the more than 15,000 employed individuals age 16-64 living in 

Coos County and is a potential source of labor for the Balsams.   The table also shows that 22 

Table 9 

 Full and Part-Time Employment in Coos 

County 

  Coos County 

  Estimate % 

Population 16 to 64 years 20,251 100% 

WEEKS WORKED     

  Worked 50 to 52 weeks 11,093 54.8% 

  Worked 48 to 49 weeks 315 1.6% 

  Worked 40 to 47 weeks 1,023 5.1% 

  Worked 27 to 39 weeks 1,208 6.0% 

  Worked 14 to 26 weeks 964 4.8% 

  Worked 1 to 13 weeks 1,112 5.5% 

  Did not work 4,536 22.4% 

      

USUAL HOURS WORKED     

Usually worked 35 or more 
hours per week 

11,217 55.4% 

    50 to 52 weeks 9,001 44.4% 

    48 to 49 weeks 176 0.9% 

    40 to 47 weeks 646 3.2% 

    27 to 39 weeks 658 3.2% 

    14 to 26 weeks 364 1.8% 

    1 to 13 weeks 372 1.8% 

Usually worked 15 to 34 hours 
per week 

3,419 16.9% 

    50 to 52 weeks 1,740 8.6% 

    48 to 49 weeks 112 0.6% 

    40 to 47 weeks 326 1.6% 

    27 to 39 weeks 425 2.1% 

    14 to 26 weeks 363 1.8% 

    1 to 13 weeks 453 2.2% 

Usually worked 1 to 14 hours 
per week 

1,079 5.3% 

    50 to 52 weeks 352 1.7% 

    48 to 49 weeks 27 0.1% 

    40 to 47 weeks 51 0.3% 

    27 to 39 weeks 125 0.6% 

    14 to 26 weeks 237 1.2% 

    1 to 13 weeks 287 1.4% 

  Did not work 4,536 22.4% 

Source: U.S. Census Bureau, American Community 

Survey 2011-2015, PolEcon 
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percent of individuals 16-64 living in the county did not work in the past year.  Combined, part-

time and non-working individuals in the county total more than 8,000 and comprise 41 percent of 

the Coos County resident population ages 16-64.  If the Balsams can induce even a small 

percentage of these individuals to work at the resort it will both reduce labor underutilization in 

the region and increase the pool of workers from which it can draw. 

IV.  Public Benefits  

 Redevelopment and operation of the Balsams Resort will result in an increase in 

employment in Coos County of approximately 3.5 percent in the first year of the resort’s 

operation from the direct employment at the resort alone (not including any employment related 

to construction activities prior to opening or multiplier impacts associated with resort operations -  

those impacts are considered in a separate report).  This positive shock to labor demand in the 

region will have beneficial impacts that extend beyond the direct employment and wage impacts 

at the resort, these public benefits will make the region more attractive for future job growth.  The 

public benefits of the Balsams project will affect the labor market and be in the form of increased 

labor force participation, increased regional wage rates, and induced migration (or reduced out-

migration) from the region. 

 A persistent (not temporary) positive shock to local employment will increase local 

residents’ employment rates and wages in the short run, due to limited migration into the region, 

and this enhanced employment will increase local workers’ skills, boosting long-run employment 

rates and wages. A similar argument applies to the ongoing reductions in local employment in the 

region, as declining employment opportunities erode the skills of the region’s labor force, 

reducing wage rates and making the region less attractive for employers. Short-run labor demand 

shocks may also have long-run “supply-side” effects that increase labor force participation rates 

in a region and induce migration (or reduce out-migration) into the region. 

 There is a large body of research that examines the impacts of labor demand shocks 

(typically defined as a minimum of a 1 percent increase in employment in a short period of time) 

on a region.2  The research on labor demand shocks can provide insight into the broader social, 

                                                
 
2 Bartik,Timothy J. 2014."How Effects of Local Labor Demand Shocks Vary with Local Labor Market Conditions." 
Upjohn Institute Working Paper 14-202.Kalamazoo,MI:W.E.Upjohn Institute for Employment Research.  
Notowidigdo, Matthew J. 2013. “The Incidence of Local Labor Demand Shocks.” Working paper. Booth School of 
Business, University of Chicago. Bound, John and Holzer, Harry J. 2000 “Demand Shifts, Population Adjustments, 

and Labor Market Outcomes during the 1980s,” Journal of Labor Economics, 18(1), 20-54. Monte, F.,Redding, 
Stephen J., and Rossi-Hansberg, E. 2016. “Commuting, Migration and Local Employment Elasticities” National 
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labor market and economic impacts (beyond the direct impacts from Balsams employment) that 

will occur in response to the large increase in regional employment that the Balsams will produce. 

 Regional labor market effects are a measure of the public benefits of labor demand shocks 

such as the 3.5 percent in Coos County employment associated with first-year operations of the 

Balsams. Public benefits here are defined as the impacts on wages in the region (beyond the direct 

impacts of Balsams employees), labor force participation, and migration in the region due to a 

persistent (non-temporary) positive shock to employment in a region.  From a public policy 

perspective it is important to consider these impacts.  The economic challenges that the Coos 

County region face are characterized by declining employment opportunities that constrain wage 

growth, reduce labor force participation, and which lead to the out-migration of working-age 

residents from the region.  A number of public policy initiatives (and public funds) have been 

directed at efforts to improve the economy of Coos County by increasing employment 

opportunities, raising wages, and reducing out-migration.  Extensive economic research suggests 

that these objectives can most effectively be advanced through private investment such as the 

Balsams redevelopment project. 

A.  Regional Impacts 

   The most immediate regional impact of the increase in labor demand from the Balsams 

redevelopment will be increases in regional wage rates.  Regional wage impacts depend, in part, 

on how much “slack” or the degree of labor underutilization in the labor market.  In a tight labor 

market with low unemployment rates and low levels of labor underutilization, a labor demand 

shock such as the Balsams project could be expected to create the strongest wage increases as the 

greater demand for labor in the region and limited supply results in greater competition for labor 

that increases wages.  Longer-term, higher wages increase labor force participation and induce 

migration and/or commuting patterns into the region that can reduce wage increase pressures.   

 It is important to note that the impact of regional wage increases does not fall on local 

businesses that serve local markets, as wage increases will be reflected in the price of locally 

traded goods and services, making the increase in wages a wash for local employers.  Businesses 

that compete in local markets will not be disadvantaged.  In any case, higher wage rates prompt 

increases in both the number and the quality of the regional labor force that bring substantial 

social benefits to the region that more than offset any impacts on individual employers.   

                                                                                                                                                         
 
Bureau of Economic Research, Working Paper No. 21706. 
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 Despite a relatively low unemployment rate in the region, this analysis has documented 

that there is still substantial slack in the Coos County labor market that may mute some of the 

regional wage impacts from Balsams redevelopment.  On the other hand, research suggests that 

the impact of a labor demand shock is greatest on labor force participation rates in regions 

experiencing slow employment growth.  The wage, labor force participation, and 

migration/commuting responses to a Balsams-related labor demand shock will be determined by 

the elasticity of each measures response to the increase in labor demand generated by the resort.  

A review of relevant literature suggests a range of elasticities in response to labor shocks.  It is 

beyond the scope of this report to discuss that literature.  For our purposes we present results that 

reflect a low and high range of impacts based on the research literature.  Table 10 present our 

estimates of the impacts, over five years, on wages, labor force participation, and 

migration/population in response to an increase in employment of 420 individuals (the 

approximate first year employment level at the Balsams).  It is important to note that the Balsams 

plans to expand its operations in later years and that will potentially more than triple employment 

at the resort over a decade but for this report we consider only the impacts from the first year of 

operations. 

Table 10 

Public Benefits (Regional Impacts) Resulting From the Increases in 

 Regional Employment 

Wage Rates Year 1 Year 2 Year 3 Year 4 Year 5 

  
  
  
  
  
  
  
  

Avg. Weekly Wages   

Low $0.00 $2.18 $3.95 $5.31 $6.38 

High $6.63 $7.72 $8.57 $9.24 $9.73 

  

Avg. Annual Wage   

Low $0.00 $113.61 $205.28 $276.28 $331.80 
High $344.71 $401.52 $445.41 $480.27 $506.09 

  

Labor Force Participation 

(From Existing Population) 

  

  

  Low 75 89 100 108 115 

  High 128 159 182 200 215 

    

Population & Migration   

  Low 58 208 718 852 991 

    High 58 208 868 1,124 1,306 
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B.   Wage Rates 

 With substantial slack in the labor market wage rates in the region are affected relatively 

slowly, ranging from $6.38 per week to $9.73 over the five year period.  In terms of annual 

wages, the impact on full-time, year round workers is estimated to be between $331 and $507 

dollars per year after five years.  It is important note that these impacts are above and beyond 

whatever changes in wage rates would have occurred in the region in the absence of the Balsams 

redevelopment.  These changes are the marginal change associated with the first year operations 

of the Balsams and are in addition to the normal changes in wage rates over time that are 

unrelated to the Balsams.  That is true for all of the metrics in Table 10.  For instance, Coos 

County might lose 1,000 residents over the five year period, unrelated to the Balsams, however, 

the impact of the Balsams might result in an additional 1,000 residents for a net change of zero.   

C.   Labor Force Participation 

 The willingness of individuals to participate in the labor force is responsive to economic 

conditions. Higher compensation rates and greater employment opportunities generally encourage 

higher labor force participation rates. The extent to which participation rates change in response 

to economic factors differs substantially for different population groups. In the case of the Coos 

County region, relative labor force participation, compared to NH overall, is lowest for 

individuals between the ages of 25 and 44 and labor force participation rates are typically more 

responsive to economic conditions among these age groups.  Nevertheless we use an aggregate 

(across all age groups) responsiveness rate and thus the estimates produced here may understate 

the actual increase in labor force participation in response to the Balsams opening.  Balsams’ 

hiring, along with associated wage impacts, are estimated to result in a first year increase in labor 

force participation of between 75 and 128 individuals in the regional labor force, and rising to 

between 115 and 215 individuals after five years.  Again, these impacts are only for the first year 

employment of 420 at the resort.  Expansion of the resort would produce additional labor force, 

wage, and population impacts.  

D.  Migration and Population Change 

 Labor mobility is the principal mechanism of adjustment to changes in regional economic 

conditions.  When, as is the case in Coos County, regional economic conditions deteriorate there 

is a slowing or net out-migration of individuals from a region.  When economic conditions are 

stronger a region can experience net in-migration and more rapid population growth as 

individuals seeking greater economic opportunities re-locate into the region.  Improved economic 
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conditions will also reduce out-migration from the region.  In either case, employment shocks and 

improved economic conditions have a significant impact on migration patterns and population 

growth.  The extent to which this occurs is a function of many factors including the availability 

and cost of housing as well as its ability to expand in response to migration, as well as the level of 

amenities and “quality of life” in the region.  Individual assessment of amenities and “quality of 

life” are idiosyncratic and cannot be factored into this analysis but relative housing costs and the 

ability of the region’s housing supply to expand suggest that there will be a substantial migration 

response to the labor market shock introduced into the region by the Balsams project.  The 

employment and wage impacts of the Balsams Resort will exert a significant impact on regional 

economic conditions that will initially have small migration and population growth impacts but 

these impacts are expected to grow significantly over time. Based on a review of the literature on 

the elasticity of migration in response to employment growth shocks, we estimate that migration 

and population impacts will increase will be 58 individuals in the first year, and rising to as many 

as 1,300 individuals by the end of the fifth year of resort operations.  Again, it is important to note 

that these are marginal changes in the population of Coos County in addition to whatever changes 

would have occurred in the absence of the Balsams project.  Thus if the county would have lost 

1,000 resident over a five year period and the Balsams project produced a marginal change in 

population of 1,300, then the net population change in the county over the first five years of 

Balsams operation would be 300.  In that sense the migration and population change is best 

thought of as either an increase in population or maintenance or stanching of net out-migration. 

V.   Conclusions 

     The Balsams redevelopment project is expected to create over 400 jobs at the resort in the 

first year of operation and the resort plans for significant expansion for up to a decade.  This 

report examined the first year staffing patterns of the resort and estimates that the average hourly 

wages paid to resort staff will exceed  $17 per hour.  The percentage of resort workers who will 

work full-time year round and with benefits is expected to equal or exceed the percentage of full-

time, year round workers overall in Coos County.  

 Results of our analysis suggest that concerns that low unemployment rates in the region 

will preclude the Balsams from hiring its required workforce are overstated.  This report 

demonstrates that there is significant slack in the regional labor market, with high rates of labor 

underutilization in the region and large number of recent job losses among individuals employed 

in lodging and recreation industries.  First year employment at the Balsams will result in a 3.5 
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percent increase in employment in Coos County. The increase in demand for labor in the region 

introduced by the Balsams project is expected to reduce the number of individuals in the labor 

who commute outside to other labor markets for work, to prompt increases in regional wage rates 

that induce higher levels of labor force participation among residents of the region, and to reduce 

net out-migration or increase in-migration to the region.  

 For decades public policies and initiatives have sought to improve the economic 

conditions in Coos County, the results of this study suggest that Balsams project will have greater 

success in achieving that goal than these prior efforts and with little to no cost to the public.  


