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Creating a Setting for Investment (CSI) is an international collaborative research 
programme aiming to demonstrate the impact of environmental improvements on economic 
growth.  The project explores the links between the quality of the landscape, the value of 
land at commercial property development locations and the location decisions of investors 
and occupiers.  The project partners are:  
 

• South Yorkshire Forest Partnership, Sheffield City Council (UK) 
• Services Promotion Initiatives en province de Liège (SPI+), Belgium 
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• University of Sheffield, UK 

 

CSI is funded by Interreg IIIB North-West Europe, with match funding provided by Yorkshire 
Forward (the Regional Development Agency for Yorkshire & the Humber), the UK 
Department for Communities and Local Government, the Walloon Region of Belgium, MGG 
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Abstract 
 
This technical report presents the results of the CSI research action 4.1. “Land Values” 
carried-out by SEGEFA-ULg. Our work is based on a methodology similar to the 
methodology developed by the University of Sheffield for the action 4.1. Therefore, we 
recommend to read the University of Sheffield report before the present one. 
The report presents the results of a survey of land valuers established in Wallonia. It 
provides a quantitative evaluation of the impact of one aspect of landscape quality (the 
greening of the boundary of a site and the adjoining land) on land values. This survey 
compares brownfield sites that have been “greened” (the green sites) to sites that have been 
cleared without landscape improvements (the brown sites). An off-line website has been 
used to conduct the experiment. 
The analysis confirms the results of the University of Sheffield on this action 4.1., with the 
fact that no statistically significant relationship can be identified between site greening and 
land values. The comparison between the province of Liege and the province of Walloon 
Brabant also shows that landscape quality has not a different impact on land value in 
different types of market. The present work also tends to confirm other CSI conclusions on 
the fact that a landscape intervention at the scale of the setting is preferable to an 
intervention limited at the site scale. 
 
Key words 
 
Brownfield site,land value, land valuers, landscape quality, business park. 



3 

1. Research aims and objectives 
 
This module is based on a quantitative approach, with the aim to analyse the relationships 
between one aspect of landscape quality (the greening of the boundary of a site and the 
adjoining land) and land values for industrial-business sites. The central hypothesis is the 
following: improving the landscape quality of a development site or of its surroundings has an 
impact on land values. 
 
Our analyses have been conducted in both, the province of Liege and the province of 
Walloon Brabant. The comparison between the two provinces allows studying the differences 
between two regional contexts where land demands and economic evolutions are dissimilar. 
 
The work is based on an Internet survey of Belgian land and property valuers (questionnaire 
in Annex 1). In fact, the methodology is similar to the methodology used by Sheffield 
University for this Action 4.1. The Belgian results should therefore bring comparative 
materials to enhance the international dimension of the Action. As the approach followed by 
the Belgian team is based on the English methodology, we recommend to read the Sheffield 
University reports before the present one; this should facilitate the comprehension. 
 
Some modifications were introduced to the UK approach. They were necessary in order to 
adapt the method to a different national context. One of these changes is related with the 
considered types of property developments. While the UK approach was focussed on 
business parks and office developments, we choose to investigate on business parks, but 
also on developments related to small-sized industries. Another difference between the 
Sheffield and the Liege methodology relates to the Internet survey. While the English 
partners were able to apply an online survey, the potential number of competent valuers in 
Wallonia constrained us to work with an off-line survey. 
 
It has been previously stated in the Stage 3 Report that, in Wallonia, most of land 
developments for economic activities result from public initiatives. In this region, most of the 
economic estates are, in fact, developed by Development agencies such as SPI+ 
(Intercommunales de Développement Economique or IDE). These agencies being greatly 
granted by Walloon authorities, land prices are rather low and it is difficult for private 
developers to launch competitive projects. Although land prices for economic activities 
strongly depend on IDE decisions, there are significant price differences between sub-
regions in Wallonia. For instance, land values are significantly higher in the Brussels outskirts 
than in Liege or in more rural locations1. This shows that market responses are also 
dependent on supply and demand interactions and that the general hypothesis on landscape 
quality and land values can also be tested in Wallonia. 
 
 

                                                
1 The data compiled by Statistics Belgium show that land prices for economic estates in the province 
of Walloon Brabant are on average 30% higher than in the province of Liege: for the period 2000-
2007, the mean value represents ± 45 €/m2 in Walloon Brabant and ± 30 €/m2 in the province of Liege. 
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2. Methodology 
 
2.1. Producing images and text 
 
As just mention in the above section, the methodology has been developed by our 
colleagues from the University of Sheffield. Its key idea is to use an internet based survey of 
professional land valuers to identify the impact of landscape quality on land values. Using 
computer modified site images and descriptive texts, professional valuers are presented with 
hypothetical sites to value. Using two pairs of sites based on an original brownfield site with 
its “greened” equivalent, the methodology compares the value of the brown sites with the 
greened sites (see the images in Annex 2). All factors, with the exception of landscape 
quality (more precisely the greening of the boundary of a site and the adjoining land), remain 
constant, allowing the distinct impact of landscape quality on land value to be identified. 
 
Land valuers were not asked to asses real sites. In fact, the sites were fictitious, but located 
in real locations. To choose a real location was necessary to give a base to the evaluation. 
Thanks to this approach, it is possible to use the same presentation and the same images as 
those used by the Sheffield team. In parallel, it was also possible to propose the same 
images in both, the province of Liege and the province of Walloon Brabant. 
 
From a technical point of view, the pages of the Internet website were written in HTML and 
PHP. Concerning the presentation of the questionnaire on the laptop, we used the EasyPHP 
program and the visualization of the website pages was done by using Internet Explorer. 
 
Almost the same images as the Sheffield team have been used. These are related to 
pictures taken in South Yorkshire (more precisely in Wath and Grimethorpe). For each 
image, the original “brown” version and its “greened” equivalent were first designed by 
Sheffield University. Afterwards, some minor characteristics were modified in Liege (by 
LEMA) to limit the “British flavour” (for instance cars driving on the left). 
Three views of each site were shown to the valuers: 
• A view across the site from a point near the boundary. 
• A view of the entrance and into the site. 
• A view into the site from the entrance. 
 
The text accompanying the sites was based on the same informations for the Belgian and 
the English surveys. They were organised into the following headings: 

• Overview 
• Planning Permission 
• Location and Access 
• Irregular costs and services 
• Other information 

 
The headings are now described in more detail: 
• A general overview of the brownfield site: a description of the site, the development 

scheme and the location, together with an aerial image. 
• Planning permission: a description of permitted development on the site including the use 

and the total unit size. 
• Location and access: an image of the main access to the site was accompanied by a 

detailed description of the location, including main transport links, distance from public 
transport and a link to a map of location provided by Viamichelin.fr. 

• Abnormal costs and services: a description of the services available on the site and a 
statement that there were no abnormal costs of development. 

• Other information: information on grant funding and the legal interest available for 
purchase. 
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These headings provided all the information and images necessary for a land valuer to 
produce a valuation. By placing the hypothetical sites in real locations the valuer is able to 
evaluate the quality of the location and to collect data on similar transactions. 
 
2.2. The main questions 
 
The survey aimed to determine the impact of the landscape quality (more precisely the 
greening) of the development site or of its surroundings on land values. As described above, 
images and text were developed for two pairs of sites; a brown site and its greened 
(landscape designed) version. Real locations were assigned to these sites in order to provide 
a spatial basis for valuation. A real location allows valuers to use comparable data on rents 
and land values, making the whole exercise much more realistic. The survey explicitly stated 
that the images were related to hypothetical sites placed in real locations. Of course, in such 
circumstances, the sites’ characteristics did not match the actual conditions of the real 
locations. At the image of the University of Sheffield methodology, the experts were asked to 
complete two estimations related to two different sites. 
 
The research was focussed on two provinces: the province of Liege and the province of 
Walloon Brabant. The province of Liege, which is the Belgian focus of CSI, has a rather weak 
economic position. The demand for office space is low in the Liege region, because it is still 
suffering from its character of region of traditional industries. By contrast, the province of 
Walloon Brabant is being more and more integrated into the Brussels metropolitan dynamic. 
It is one of the most prosperous areas of Belgium, with a rather high demand for office 
spaces. The choice of a high and a mid-to-low demand region was made to provide evidence 
on whether landscape quality has a different impact on land value in different types of 
market. 
 
By contrast to England, the survey is not purely based on office spaces valuation. We chose 
to precise in the questionnaire that the sites have a planning permission for office and also 
for small-sized industrial companies. This choice is justified by the fact that office demand is 
very weak for browfield sites in the Liege area. Therefore, allowing small-sized industrial 
companies to locate on the sites has reinforced the realistic character of the questionnaire. 
 
In the Province of Liege, both sites are located in the Liege agglomeration: in Oupeye and 
Ivoz-Ramet (figure 1). Ivoz-Ramet is a location associated with the main industrial valley of 
the Liege region. Its social and environmental image is rather bad and influenced by the 
steelwork tradition of the Liege industrial basin. The image of Oupeye is better. Oupeye is 
located in the north of Liege. This municipality is not located in the most affluent section of 
the Liege urban region, but the regional accessibility is very good and important economic 
developments are currently taking place around Oupeye. As regards the province of Walloon 
Brabant, we have selected the two towns of Nivelles and Tubize. Altough Tubize also has a 
steelwork tradition, they both represent good location opportunities for industrial and service 
companies willing to profit from the Brussels metropolitan dynamic. 
 
After the first design of the survey, a meeting with two ABEX (Association Belge des Experts 
Immobiliers2) representatives was organized. Those experts gave their point of view on the 
questionnaire and their reactions were largely positive. Some of their remarks were although 
taken into account to improve the credibility of the survey. 
 
 
 

                                                
2 Belgian association of property valuers. 



 

  Figure 1. Location of the sites in the Walloon Regi on 
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2.3. Conducting the survey 
 
At the start of the survey, the respondent was asked to specify the province within which he 
mostly operates; either the province of Liege or the province of Walloon Brabant. This 
determines the regional sets from which the sites are drawn. Both sets contain “greened” 
and/or “brown” variants of sites, and respondents are presented with one of each kind in a 
random order. This allowed the testing of the effect of the greening independently of both the 
order in which the sites were evaluated and the nature of the sites. The text accompanying 
the site graphics depended on the chosen province. It is important to notice that the experts 
never had to evaluate the green and the brown version of a same site. Indeed, land valuers 
had not to know that the interest of the survey relates to the impact of landscape quality on 
land values. 
 
The respondents were asked to provide a minimum and a maximum estimation. Like in 
England, it was felt that it would be easier for respondents to provide a range of values, 
rather than a single value; and that this might be more likely to reveal any affect of greening. 
Respondents also had the opportunity to make additional, free-form comments at the 
valuation stage. After this stage, the experts have valuated a second set in the second 
province, which allowed to somehow augmenting the number of answers. 
 
At the end of the survey, respondents were asked three qualitative questions about the 
impact of landscape quality on land values. The experts could choose a response from a five 
point scale. The questions were the following: 
• How does the landscape quality of the site affect its value? 
• How does the landscape quality of the setting affect values? 
• In general terms, what is your personal position concerning the environmental problems? 
 
The interviews usually lasted half an hour. Some meetings lasted longer because the land 
valuers were interested in the research theme. At the end of the survey, it was requested 
from the experts to confirm their email, telephone number and addresses in order to send 
them a version of the research results. 
 
2.4. Identification of the valuers to survey 
 
By contrast to the work of the University of Sheffield, our survey was realised off-line instead 
of on-line. In fact, we chose to personally interview the valuers and to present the 
questionnaire on a laptop. As regards the limited number of competent valuers in Wallonia 
(compared to England), this choice was justified to improve the answer rate. For the 
researcher, this method requires to be in the same room as the interviewed person. From a 
methodological point of view, in order to remain as close as possible to the Sheffield 
University method, the researcher has interfered as little as possible when the land valuers 
were completing the questionnaire. 
 
The identification of the people to survey was based on three Internet websites of valuers 
associations: 
• ABEX – Association Belge des Experts Immobiliers3 (www.abex.be) 
• CIBEX – Chambre des Experts Immobiliers de Belgique4 (www.cibex.be) 
• UBG – Union Belge des Géomètres-experts5 (www.ubg-bul.be) 
 
We have identified 184 experts supposed to be qualified for our survey on the basis of these 
websites. This number is of course much lower than the 3,000 persons identified in England 

                                                
3 Belgian association of property valuers. 
4 Chamber of Belgian property experts. 
5 Belgian union of land surveyors. 
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(see the Sheffield University report). In fact, our selection was based on two factors. The first 
factor is the address of the experts, with the idea that experts located in the provinces of 
Liege, Walloon Brabant and Namur (figure 1) should be competent for the chosen locations. 
Also, we only selected experts supposed to be qualified in commercial valuation and not only 
in residential valuation. 
 
At the image of other CSI research actions, there were huge difficulties in arranging the 
interviews. We have decided to contact the experts directly by telephone rather than by e-
mail. This option was motivated by our previous experience on this field. It is indeed very 
difficult to obtain responses from property valuers when the first contact is made via e-mail. 
Concerning the phone calls, a key problem was to speak directly to the valuers. Most firms or 
independent valuers employ a secretary to answer the phone. After the purpose of the call 
had been explained, the secretary would either transfer the researcher to the surveyor or 
would send him a message directly. 
 
From the 184 experts, 43 could not be reached by telephone and 125 refused to take part in 
the survey. The principal reasons of their refusals were: 
• 50 (40%) did not want to provide an expertise for free. 
• 41 (33%) were only competent for residential valuations. 
• 30 (24%) were not competent because the sites to be valuated were not in their 

geographical area. 
• 4 (3%) were retired. 
 
16 valuers agreed to take part in the survey. Out of the 16 interviewed valuers, 2 persons 
agreed to complete 4 valuations (i.e. 2 supplementary estimations for the province where 
they are less active). Finally, 32 valid valuations were obtained as 4 outliers were removed 
from the analysis (table 1). 
 
Compared to the on-line method used by the University of Sheffield, our off-line approach 
has allowed to improve the participation rate, with a final figure of 8,7% (16 interviews 
compared to 184 potential experts). This can be compared with the figure of 2,0% obtained 
in England (59 reactions on the basis of a population of 3,000 surveyors). Unfortunately, due 
to the limited size of the population, the size of the sample has remained rather small despite 
our efforts and our numerous telephone calls. 
 
 
Table 1. Responses 

Version of site Province of Liege Province of Walloon Brabant Total 

 Oupeye Ivoz-Ramet Nivelles Tubize  

Green 4 3 4 4 15 

Brown 4 5 4 4 17 

Total 8 8 8 8 32 
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3. Results and discussions 
 
3.1. Characteristics of the valuers 
 
All the interviewed experts were men. Only 3 women belonged to the initial population of 184 
experts, but all three refused to participate. 
 
Concerning the experts’ status, 14 were independent workers and the other 2 were 
managers of their own small firms (between 10 and 20 employees). Three different 
professions are represented in the sample: 
• 2 are “architectes” (architects). 
• 6 are known as “experts immobiliers” (property valuers). 
• 8 are “géomètres-experts” (land surveyors). 
 
Almost all of the experts (15 out of 16) had more than 20 years of experience in the real 
estate domain. There was only one expert with less than 10 years practice (6 years). On 
average, the experts have a 29 years experience, which is certainly an indicator of their 
professional know-how. 
 
3.2. Key factors in the valuation process 
 
It is clear from our meetings with the valuers that two factors are fundamental in a valuation 
process related to a site with planning permissions for economic estates. The first is the 
general location. Indeed, the maps were immediately asked and, usually, the valuers rapidly 
talked about the distances between the sites to be valuated and the major motorways and 
national roads. 
 
The second factor is the kind of activities which is authorized for the sites. What kind of 
economic activity can be developed? What is the ratio between the land surface and the 
surfaces to be built? These two questions were frequently asked before the experts read the 
descriptive text. 
 
Land valuers actually took more time for location maps and planning informations than for 
the images. This statement probably illustrates the idea that the landscape is a secondary 
factor compared to the general location and the planning requirements. 
 
The experts were also interested by the topography of the site: it was important to know if the 
ground was flat or not. This characteristic was considered to be less important than the 
location or the legal requirements, but more important than the landscape treatment. 
 
3.3. Impact of landscape treatment on land values 
 
The following statistics in table 2 (see also the figure 2) shows the land values for the brown 
and green versions of all sites. This first analysis does not consider the differentiation 
between the 4 sites and the 2 provinces. The result has been calculated on the basis of a 
mean where each of the 32 valuations has an identical weight6. 
 
The difference between the green and the brown sites is 2.7%, which is not significant7. 
Therefore, at the image of the English results, we cannot confirm the general idea that the 

                                                
6 Mean land values were calculated by identifying the mid-point of the value range given by each 
respondent and then calculating the average of each set of mid-points. 
7 Statistics: ANOVA of landscape (green vs. brown, repeated measures), after removal of outliers, 
shows: F(1,14)=0.152, p=0.704 not significant. 
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landscape quality of a development site or of its surroundings has a significant impact on 
land values. 
 
 
Table 2. Land values (rounded) 

 Green version Brown version Difference 

All the sites 300,000 € 292,000 € +2.7% 

 
 
Figure 2. Mean calculated for the land values of al l sites 
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The following statistics in table 3 (see also the figure 3) show the results for the green and 
brown versions of all the sites. To interpret these data, it is necessary to consider the 
surfaces of the sites indicated in the questionnaires: 5000 m2 for Ivoz-Ramet and Tubize; 
7500 m2 for Oupeye and Nivelles. On this basis, it appears that the values per square meters 
are very similar for Oupeye, Tubize and Nivelles. Concerning those three sites, we also see 
similarities concerning the differences between green and brown sites, which tend to show 
that landscape quality has not a different impact on land value in different types of regional 
markets. Although the green values for Tubize and Nivelles are slightly higher than their 
brown values, the difference is so small that it cannot be concluded that the landscape 
quality is a more important factor in Walloon Brabant than in the Liege region. 
 
The results for Ivoz-Ramet are dissimilar to the results obtained for the three other sites: the 
valorisation of the brown sites is more important than the valorisation of the green sites! This 
counter-intuitive result is based on 3 valuations for the green option and 5 for the brown one. 
Concerning Ivoz-Ramet, we can also notice that we have been obliged to remove an outlier 
for the green option. Indeed, this estimation only represents a fourth of the three other 
values. Together with the counter-intuitive conclusion about the impact of greening, we 
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believe that this element can be related with the image of Ivoz-Ramet. As previously 
mentioned, Ivoz-Ramet is located in the main industrial valley of the Liege region. Therefore, 
its bad image clashes with the qualitative landscape treatments and it is particularly difficult 
for valuers to produce a robust evaluation in such circumstances. In parallel, these results 
also confirm the idea that, in the Liege main industrial valley, greening at the scale of the site 
is not sufficient to significantly improve the image; or, in other words, to create a setting for 
investment. 
 
 
Table 3. Land values (rounded) 

 Green version Brown version Difference 

Oupeye (site 1) 341,000 350,000 -2.6% 

Ivoz-Ramet (site 2) 150,000 211,000 -41.0% 

Nivelles (site 1) 386,000 380,000 +1.6% 

Tubize (site 2) 257,000 239,000 +7.5% 

 
 
Figure 3. Mean calculated for the land values by si te 
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3.4. Qualitative questions 
 
As mentioned above, valuers were asked the three following questions at the end of the 
survey: 
• How does the landscape quality of the site affect its value? 
• How does the landscape quality of the setting affect the site value? 
• In general terms, what is your personal position concerning the environmental problems? 
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The experts had the choice between 5 options for the first two questions: 
1. No impact 
2. Little impact 
3. Moderate impact 
4. High impact 
5. Very significant impact 
 
For the third question, the experts also had the choice between 5 options: 
1. Not concerned 
2. Not very concerned 
3. Fairly concerned 
4. Strongly concerned 
5. Extremely concerned 
 
Figure 4 describes the results with a distinction between the provinces where the valuers are 
mostly active. 
 
Figure 4. Responses to rating questions 

 
 
 
The qualitative approach confirms the quantitative results, with the fact that the landscape 
quality at the scale of the site has no significant impacts on land values. In parallel, it also 
confirms the idea that there is no difference between the province of Walloon Brabant and 
the province of Liege. The results are different as regards the setting scale: if the impact of 
the landscape treatment on the site scale is usually considered to be “weak”, on the other 
hand, the impact on the setting scale is usually considered to be “moderate”. This result 
confirms other CSI conclusions on the fact that a landscape intervention at the scale of the 
setting is preferable to an intervention limited at the site scale. 
 
Compared to the results brought by the English analysis, we observe dissimilarities 
concerning the “site” versus “setting” comparison. As observed in the Sheffield University 
report, the distinction between the site and the setting impact is very low for UK valuers: the 
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mean values are respectively 2.9 and 3.2, compared to 2.2 and 3.2 in Belgium. Although this 
difference can hardly be explained, it is possible that the off-line character of the survey 
realised in Wallonia has helped the valuers to better understand the nuance between “site” 
and “setting” (“site” and “environs” in French). 
 
 
4. Conclusions 
 
Despite the efforts undertaken to meet as much respondents as possible, only 16 
respondents (8.7% of the valuers asked) agreed taking part in the survey. As a 
consequence, the quantitative aspect of the valuation answers cannot be putted forward. 
Nevertheless, some results allow making temporary conclusions which worth being 
reinforced in the future by more quantitative surveys. 
 
At the image of the English results, the general hypothesis that the landscape quality (more 
precisely the greening of the boundary of a site and the adjoining land) has a significant 
impact on land values cannot be confirmed. Indeed, the difference between the green and 
the brown sites is not significant (2.7% more expensive for the green sites). Rather than the 
site greening, two factors seem to be fundamental for the sites values. The first is the general 
location (including car accessibility) and the second one is the kind of activities which are 
authorized for the sites. In addition, the comparison between the two regions cannot lead to 
the conclusion that the landscape quality is a more important factor in Walloon Brabant than 
in the province of Liege. 
 
 
5. Recommendations and discussion 
 
Our results also emphasize the fact that a landscape intervention at the scale of the setting is 
preferable than an intervention limited at the site scale. The case of Ivoz-Ramet perfectly 
illustrates this conclusion. More precisely, the case of Ivoz-Ramet show that a punctual site 
improvement in a bad image context is not sufficient to create a “setting for investment”. This 
idea has relevance for public interventions as it reinforces the argument that, to improve the 
image of areas suffering from their industrial tradition, a global strategy as well as an 
intervention scale which goes beyond the site scale are needed. 
 
The present work confirms the idea that the landscape quality at the scale of the site has no 
significant impact on land values. This result confirms the Sheffield work on this action 4.1, 
as well as the retrospective analysis realized in the Ruhr area8. This conclusion is somehow 
in contradiction with the first results from the action 4.4.3, where we see that green sites can 
be rented on higher prices than brown sites. On action 4.4.3, the preliminary results show 
that the renting added value represent ± 5%. This increase is in fact probably too small to 
significantly impact land market. In contrast, it is likely that a higher increase in rental levels 
(maybe above 15%?) could be related with different land valuations. Our results have 
therefore to do with the fact that land markets are not perfect and with the fact that valuers 
have to face many uncertainties when they appraise a property such as a site with planning 
permissions for economic estates. 
 
 
7. Word count 
 
4600 words + annexes of 20 words 
 

                                                
8 Mielke B., 2007.- Costs and Benefits of Landscape Quality in Business Parks on Brownfield land in 
the Rhur Area, unpublished CSI report, p. 39. 
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Annex 1 : Questionnaire 
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Annex 2 : Images 
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