



Conducting a COCS Study
The following procedures are for Wisconsin towns participating in the UW-Consortium funded project, “The impact of agricultural use valuation on the cost to provide services to Wisconsin communities.”  Most of these directions are derived from the “Community Guide to Development Impact Analysis” by Mary Edwards.  These instructions will be updated periodically so please check the date printed on the bottom of the document.  
Step 1: Define Land Use Categories

For this study, we will use the land use categories defined by the Wisconsin Department of Revenue for tax assessment purposes.  Notice that there have been a few changes in the classification system between 1996 and 2004.  
	Wisconsin Department of Revenue Land Use Classifications (s. 70.32)

	1996 
	2004
	Definition

	Residential
	Residential
	"Residential" includes any parcel or part of a parcel of untilled land that is not suitable for the production of row crops, on which a dwelling or other form of human abode is located.

	Commercial
	Commercial 
	"Commercial" includes all land and improvements devoted to buying and reselling goods for profit, including apartment of four or more units, stores with apartments above, and golf courses.

	Manufacturing
	Manufacturing
	"Manufacturing" includes properties used in manufacturing, assembling, processing, fabricating, making or milling tangible personal property for profit, including warehouses, storage facilities and offices that support manufacturing.

	Agricultural
	Agricultural
	"Agricultural land" means land, exclusive of buildings and improvements and the land necessary for their location and convenience, that is devoted primarily to agricultural use

	Other
	Other
	"Other" means buildings and improvements; including any residence for the farm operator's spouse, children, parents, or grandparents; and the land necessary for the location and convenience of those building and improvements. 
This class will be used  to represent agricultural residences in this study

	Swamp/Waste
	Undeveloped
	"Undeveloped land" means bog, marsh, lowland brush, uncultivated land zoned as shoreland under s. 59.692 and shown as a wetland on a final map under s. 23.32 or other nonproductive lands not otherwise classified under this subsection
Effective January 1, 2004, swamp/waste class renamed undeveloped and agricultural forest class created

	
	Agricultural forest
	"Agricultural forest land" means land that is producing or is capable of producing commercial forest products (must be under same ownership and contiguous with agricultural parcel) 

Effective January 1, 2004, the agricultural forest class was created 

Act 230 (50% reduced taxes) first applies to property tax assessments January 1, 2005

	Forest land
	Productive forest land
	"Productive forest land" means land that is producing or is capable of producing commercial forest products 

	
	
	Tax exempt lands are excluded from study


Step 2: Collect Data

Data will be collected for FY 1996 and 2004 in the following categories: 
· Detailed budget listing revenues and expenditures.  Look for the Municipal Financial Report form submitted annually to Wisconsin Department of Revenue.  Source: town clerk or DOR. 
· School district information: 

· School districts.  Identify all school districts that overlap with town.
· Student enrollment by school district.  Determine number of students per school district residing in town.  If possible break out by residential and ag-residential land uses.  Source: interview with school district officials or tax parcel database.
· Revenues and expenditures per student.  For each school district, identify revenues and expenditures per student.  Source: Department of Public Instruction.
· Tax parcel database.  This will be used to calculate relative property value for each land use category and may be used to help determine number of students per school district.  At a minimum, database must contain parcel ID #, assessed value, and DOR land use category.  Source: County GIS department.  If not available, refer to local tax rolls to calculate relative property value of each land use category.  
Step 3: Calculate Default Percentage

The default percentage represents an approach to allocate revenues and expenditures across land use categories when there is no other appropriate approach.  It is based on the relative property value of each land use category.  This method should be used to allocate costs and revenues as seldom as possible, as it does assume that property value is an appropriate proxy for local spending and revenues.

Step 4: Conduct Interviews / Allocate Revenues and Expenditures by Land Use Category 
The allocation of expenditures and revenues is the crux of the approach to estimating fiscal impacts of different land uses. It is extremely important to be as precise as possible in allocating across land use categories. This requires examining local records for items such as police and fire calls and extensive interviewing of staff who are familiar with services provided by the community. Generally, the town clerk will be able to answer most of your questions.  

It is also important to investigate expenses that may not be as obvious as they appear.  Public works and public safety generally represent the two largest expenses in municipal budgets. It is important to obtain detailed information on the categories of expense within these broad public services. Interviews with police and fire personnel and public works personnel are crucial to an accurate analysis of costs across categories. 

For suggestions how to allocate revenues and expenditures, refer to previous studies and the chapter on COCS studies in the Community Guide to Development Impact Analyses posted on the project website.
Step 5: Compute Cost-Revenue Ratio for Land Use Types

Land use ratios are calculated by dividing total expenditures by total revenues in each category of land use.  Ratios are interpreted as follows: For every $1 in revenue generated from residential uses, $1.01 is spent in public services to these uses in the particular year under examination. 
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