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Redefining the Sustainable ñStoolò

One weak leg causes the stool to 

collapse

A complete sustainable ñwheelò keeps 

the community rolling along

Traditionally, sustainability has been 

defined in terms of a stool with three 

legs:

Sustainability is about so much more 

than those three legs alone:

Cost of Community Services

Fiscal, Physical, Economic Sustainability
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What is a Cost of Community 

Services (COCS) Study?

A study designed to establish a 

relationship between land use 

and municipal revenue and 

expenditures.

Why Delhi Needed a COCS Study...

ÅExtraordinary growth, yet a declining amount of ñblackò in 

the annual budget.  How is this possible?

ÅBetween 1994 and 2005, assessed value rose, on 

average, 10% per year.

The Study Process

1. Define Land Use Categories

2. Collect and Analyze Data

3. Allocate Revenue and 

Expenditure

4. Calculate Ratios
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1. Define Land Use Categories

High Density Residential:
Multi-family, manufactured home 

parks & small lot detached

Medium Density Residential:
Attached or detached residential on 

lots between 10,000 & 15,000 s.f.

Low Density Residential:
Single-family detached homes

on lots larger than 15,000 s.f.

Tax-Exempt:
Land owned by non-profit

organizations

Industrial:
Manufacturing, assembly,

small scale production

Commercial/Office:
Retail, wholesale trade, 

service, offices

Agricultural/Open Space:
Farmland, fallow fields, forestland

Categories defined by land use, density, and zoning.

2. Analyze and Calculate Ratios

ÅWhat is a COCS Ratio?
ïAmount the township spends to serve a 

particular land use category for every dollar it 

receives in revenue from that land use.

ïRatio > $1 = Net Loss

ïRatio < $1 = Net Fiscal Benefit

ÅHow is the COCS Ratio 

Calculated?
ïTotal revenues & expenditures by land use

ïDivide total expenditures by total revenues

2. Analyze and Calculate Ratios

High Density Residential:

(lots < 10,000 s.f.)

RATIO = $1.55

Medium Density Residential:

(lots 10,000 to 15,000 s.f.)

RATIO = $0.98

Low Density Residential:

(lots >15,000 s.f.)

RATIO = $0.96

Tax-Exempt:

RATIO = $2.36

Industrial:

RATIO = $0.20

Commercial/Office:

RATIO = $0.62

Agricultural/Open Space:

RATIO = $0.93

Land Use Ratios
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Key Observations

ÅIf the study had only one 

Residential category, the ratio 

would be $1.15

ÅRatios of High Density 

Residential were higher due to 

increased public safety 

demands

ÅOutlying, suburban areas 

require more linear feet of 

sewer and roads

Key Observations

ÅAdditional High Density study 

needed:

ïWhy is the High Density Residential 

ratio so high?

ïDoes form of development affect the 

demand for services?

ðWide variety of high density types

ïNeighborhood-based study needed

In-Depth High Density Study
ÅSub-Categories created

ÅNeighborhoods defined as:
ïLow-Intensity: small-lot single-family or duplex

ïModerate-Intensity: 3 to 6 unit structures

ïHigh-Intensity: 7 or more unit structures

ïMixed-Density: mix of two or more building types

ïMobile Home Communities: areas developed 

according to the Mobile Home Commission Act
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In-Depth High Density Study

Preliminary Results for High Density Sub-Categories:

Mixed Density:

RATIO = $0.89
Low Intensity:

RATIO = $1.27

Moderate Intensity:

RATIO = $1.55
Mobile Home Communities:

RATIO = $2.64

High Intensity:

RATIO = $1.78

In-Depth High Density Study

ÅPreliminary Conclusions

ïRatios to community amenities

ïMixed-Density: most cost-

effective

ïMobile Home Communities: 

least cost-effective

ïTownship should support

ÅMixed-use development

ÅOwner-occupancy

ÅCondominium development

ÅCommunity amenities

ÅAlternative multi-family dwelling 

type

Application
Apply the ratios to our current future land use plan 

to determine fiscal sustainability. 

Land Use Category

Total Amount of 

Revenue Gained or Lost 

Per Acre

Agricultural/Open Space $1.45

Commercial/Office $89.83

Industrial $836.81

Low Density Residential $7.68

Medium Density 

Residential
$173.91

High Density Residential - $392.25

Civic & Tax-Exempt - $559.09
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Rethinking Commercial Planning

Economic, Fiscal, Physical Planning

Do You Have Commercial Decline? 
What are the Signs?
Á Newer, competing 

centers draw tenants 

away

Á The Gap is replaced by a 

rescue mission

Á Retail vacancies

Á Building  obsolescence, 

deterioration

Oversupply of commercial land
Á Many community plans were done during high 

growth

Á More land planned and zoned for commercial 

than can be supported

Á How many acres of zoned or planned 

commercial land are in your community?

Á Oversupply is wreaking havoc on land values, 

commercial rents, and opportunities for 

redevelopment 
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Retail trends
ÁRetail execs not planning for a major 

upturn in consumer spending 

Á$400 billion in commercial real estate 

mortgages coming due

ÁIn 5 years many retailers will not be 

in business; others will need to close 

stores to survive

ÁClass B & C malls will lose stores 

and close as chains consolidate into 

better malls

ÁExperts say real estate values will 

lose an average 15 to 20% from mid-

2007 peaks

Retail Life Cycle ïWhy Dark?

High Level of Consumer Anticipation

Adolescence

High Level of 

Consumer Interest
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Maturity / Annual Check Up

Consumer Interest

Levels Out

Crisis / ER Visit

Vacancy

New Competition

Decline / Cosmetic Surgery

Facelift

Infill / Expand Retail Space
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Rehab / Retail ICU

Realign Uses

Retail Death

ñGoing Darkò
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So what does this all mean?
ÁDead malls, big box stores 

and suburban commercial 

will be recycled - 140 

existing regional malls are 

already dying; another 250 

are headed in that direction

ÁMany malls sit on large 

parcels in well-populated 

suburbs where land is 

scarce and expensive

ÁThey have existing 

infrastructure like roads and 

utilities and few neighbors

So what does this all mean?

Many malls and 

big boxes will be 

reused for 

schools, libraries, 

medical centers, 

etc.

Rockville Town Center, MD

Kalamazoo Mixed Use Centers
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So what does this all mean?

ÁReevaluate master plans and 

zoning ordinances to more 

realistically address 

commercial development

ÁConsider  commercial triage  -

where will public investments 

be focused?

ÁA broader look at the market, 

not every community  will be a 

retail Mecca

So what does this all mean?

ÁMore flexible development  

options  will need to be 

implemented ïmixed use 

land uses that are more 

market responsive and 

nimble

ÁA longer look to the future is 

needed ïdonôt settle for low 

quality design and 

architecture

ÁDevelopment regulations will 

need to be retooled

Commercial Decline

Solutions to Consider:

What other communities 

have done
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Westland/Central City Parkway

Existing conditions Proposed redevelopment

Promote Site Redevelopment

Westland/Central City Parkway

Westland/Central City Parkway

Visual imaging to show possibilities
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Westland/Central City Parkway

Implement Site Redevelopment

Wixom Village Center

Wixom Village Center

ÁNo traditional 

downtown existed

ÁSite located near 

existing City Hall and 

Community Center

ÁScattered, obsolete 

suburban development 

and vacant sites

Á Identified need to 

create a city center


