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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.
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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 locations'. This shows that market responses are also
dependent on supply and demand interactions and that the general hypothesis on landscape
guality and land values can also be tested in Wallonia.

! 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 €/m* in Walloon Brabant and + 30 €/m? in the province of Liege.



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
guality (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:

* Aview across the site from a point near the boundary.

* Aview of the entrance and into the site.

» Aview 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

» lrregular 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.



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). lvoz-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
Immobiliers?) representatives was organized. Those experts gave their point of view on the
guestionnaire and their reactions were largely positive. Some of their remarks were although
taken into account to improve the credibility of the survey.

% Belgian association of property valuers.
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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 humber and addresses in order to send
them a version of the research results.

2.4. ldentification 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
guestionnaire on a laptop. As regards the limited humber 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 Immobiliers® (www.abex.be)

« CIBEX — Chambre des Experts Immobiliers de Belgique* (www.cibex.be)

« UBG - Union Belge des Géometres-experts® (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

® Belgian association of property valuers.
* Chamber of Belgian property experts.
® Belgian union of land surveyors.



(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




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:

e 2 are “architectes” (architects).

* 6 are known as “experts immobiliers” (property valuers).

» 8 are “géometres-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 weight®.

The difference between the green and the brown sites is 2.7%, which is not significant’.
Therefore, at the image of the English results, we cannot confirm the general idea that the

® 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.

" 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 | 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 m? for Ivoz-Ramet and Tubize;
7500 m? 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
guality is a more important factor in Walloon Brabant than in the Liege region.

The results for lvoz-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

Responses to rating questions

3,9 18

(8]
[s.9]
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The qualitative approach confirms the quantitative results, with the fact that the landscape
guality 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 lvoz-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 area®. 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%7?) 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

® Mielke B., 2007.- Costs and Benefits of Landscape Quality in Business Parks on Brownfield land in
the Rhur Area, unpublished CSlI report, p. 39.
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Annex 1 : Questionnaire
Evaluation de |la valeur fonciére de deux sites d’activité économique

e oph BB St O @

Kerc d'avance davor accepte de prendre pant & notre engquéte. laguelle est supporés par FABEX. Le but de notre recherche est de percevar comment
differenis eléments d'un site d'aclivités Sconomigues délerminent Ou expiquent 53 valewr . Ceci n'est pas un exercice portant sur f'exactitude de Févaluation d'un
site af towes kes réponses sont confidentielles

Hatre fravail mest pas commercral, mais sinscnt dans une recherche egropdenng Cetie encgquéte g3l élaboréa par le SEGEFA (Senace o Elude en Géographie
Economique Fondamentale et Appliguée) de I'Université de Ligge.

Maous souhaenons que vous estimies (3 valeur fonciére de 4 siles, lesquets recevront différantes activites éconamiques. Des détails wiles e des images soant
inclus dans lenguéte afin de vous ander & remalir la W@che demandée. Chans un premisf temps, vous allez Svalier 2 sites dala région de voire choi, Ensuite &t 5i
vous e desirer 1l vous sera demands d'évaluer les memes sites mais locaisés dans une autre région  Enfin, pour terminer [enquéte, une séne de quekques
QUESHIONS WOUS SOMa posde

Mous ne vous demandons pas de fournir une évaluation fonciére de sites réels en des localisations réelles. Les sites sont fictifs et situés en des
ligux existants. Les localisations sont utilisées dans le but de donner une base pour I'évaluation des valeurs fonciéres.,

A la fin du formutaire, mous polveons wous faumer pius de détails concernant fa recherche, 54 vous le souhaiteZ, wous serez informid de |'évalition de 1'élude
EUrapeenne mense

Toutes os réponses etinformatons personnelies resterond sinclement confidentisles

Pour commencer veuilbez cliguer surla région of vous travaillez e plus

[ Progvinge de Lidga =» ]

ou

L Provinee du Brabant wallon > |
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Premier site en Province de Liege

ol mble | | Types d'améns & Localisation et accés | | Colts anc ux el icas '_ TS in tigns

Vue d'ensemble
Le site est locaksé & proximité de Likge || est dessenvi par une nabonale, les autoroules étant foules proches
Le site a une superficie de 1.4 hectare. Les aiontes lpcales encolragent l2 developpement de pelils parcs de bureaw ou d'actmatés industnefies legéres

Le site est immédatemeant disponbie pour commencsr (& développement d'un parc d'achvité Abparavant il &1ait accups par diverses activitds dconomiqueas
lies a Nndustne du charbon, il n'ya aucun probléme de polution

De plus amples details concemant le site sont disponibies dans les différentes rubrigues, lesquelies sont accessibles par un simple ciic sur les lens rouges -
dessus. Une fois que vous &tes prét & fournir une estinmation de i3 valeur immobilibre du site {Idvaluation portant sur fensemble du sile), vous pouez ciguer sur-le
frem en hawt & drofe de 'ecran

Cahe recherche na gas dagehesbon commercgle. O 518 8 did daled on cllisant des fechnigues g8 visuahsabon oar caealeur e MBoreastant pag lele! acivel ou futur du sie & Quesion
La ‘ocalisation du sile o5l donnde & Sbre indical dans fe ool de foumir g bage @ ol edroion
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Premier site en Province de Liege

Wi

‘ansemb Types d'ai ment | | Localisation etaccés | [ Colts anormaux et services as informations,

cligues ici restimer la valeur foncigre @

Types d’aménagement

Al miveau du plan de secteur, le site se situe en pone d'activité Sconcmiguee mixte. Cette zone est desinée aux activités ¢ artisanat, de service, de distribution, de
recharche ou de pebte industrie {aticle 30 du CWATUP) Par aifeurs, le plan communal d'amenagemeant meniianne gque

ce site est dévolu plus précisement aux aclivités de bureaux, de recherche etiou de petites industries: Les entreprises engendrant des rejels & caractére
poiizants importants (odewr, fumée, bral, rejels & Fégout) senl exclues |

les bilments peuvent &ire eNgés on un ou plusiews voRETes par la dispositon ou limbricatron de formes simples. La kauteur maximale des batments ne
peul &ine supeneure A deux efages pour des biveaw et a 10 melres pour toute aulre achwbé permise |

des emplacements de parcage de véhicules sont prévis en nombre suffisant en fonclion de l'acthwité développée ef conformément 4 i FBqisiabion en la
matigre

la dnasion défintive en parcelles n'est pas prédeéime. Efe sera réalisde & la demande et répond au heson de chague demandeur La superficie exacte deas
parcelos est fisdée par un mesurage ef le bomage réalisé par un geoméine-expert

la superficia totale des batimends ef parkings ne peut excader iz modtié de la superficie du site, s 7500 m-ausol
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Premier site en Province de Liege

Locaiisation et accé

Localisation et accés

Le =ite ast locaksé & provimite d'Oupeve dans b commung du méme nom B est plus précisément silué dans la vallée do la Meuse (rive gauche) 3
approvimativernent 5 Kiloméires au nord de Lidge

Le site est dessend par la NETT, nationale joignant, entre autres; Likge, Herstal el Maasincht,

Outre la NE71, la iaison asoroutére E25 [Maastricht ~ Litge] s& situe & emviron 2 kilommeires du site et 'échangeur de Cheratie (camefour autoroutier entre la E25
[Maastnchi — Ligge] et la E40 [Bruxeles — Ligge — Aachen]), se sifue & emviron 3 kilométres du site

D'un point e voe local, ke site est accessible par un rond-point, lequel est gosd enplace surla NGT1
En ce qun conceme fes transports en commun, le site est a emiron un Kilometre o un armét de bus (Fgne 7 porgnant lhypercentre de Liege & Hermee).

Enfin, vaus pouves cliguez sur e lien rouge suvant afin de bocalises sur une cane e site 10
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Premier site en Province de Liege

Afin de localiser de manigre optimale le site en gquestion, trois images a différentes échellesvous sont présentées oi-
dessous. Le pointeur Dlocalise le site sur la carte.

Petite précision
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Précision moyenne

Lez-Liers
-.

Liers
Voross- A

~ § Mortroux
.

Neufcl

© Michalin 2008
T Tela Aas

20



Grande précision
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Premiersite en Province de Liege

Vue d'ensamble | | Types d' '_ L isation st accés Q-g_ﬁ_t_s-aﬁum’gﬂ'g;m‘ ices | | Autres informationg

Colts anormaux et services

Les demiers ba&tmems industrels présents su le site onl 6t rasés. Lo site a par aflours &8 Wotalement neftové et assain, [Fest ains: prét pow Faménagemeant et
le développement daciatés économigques

Le refief du site est totatement plat et Wengendrera pas de surcolts tant du poind de vue du drainage que des infrastructures (dgoullage, élecincité, eau, accés a
inemet et telEphonie)

Cielte recharche A3 pas dapoicalion commerciale, C8 ot & ofd réaved 8 ullisan! des feohnigues de Weralsalon par ovefinalesr He repedsanian! pag el actosl ou Tulir o site & guasiion
La focaiizabon du sie amd donnds 3 fire mdicald dans b byt de foumir pne base § cel exercroa
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Premiersite en Province de Liege

Vue d'ensemble d’ ot | | Localisation et aceés outs a auy el servics: ulres ir ions

Autres informations

Le site est prét pour un dévelpppement immobalier immédiat. Le propnétaire souhaite une venlo rapide

Cilip tocherche nh pad dippteatan commipitr's, Co &le 8 606 Walhd vv chigas! des Meclifnuaid e visbabdntion par ordhaaleur il Abgniecian! ois 6%l pelue! ou fidor o 2 & Gueslon
La focgheatan du site ael donmde & Dirg Indicgdf dans fe but de fourmir wne Sase 3 ool aiecice
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Premier site en Province de Liege

Estimation de la valeur fonciere

Veullez encoder vos estimabons minmaks e maamale (par m®) dela valegr fanciere de ce site (pour les deamales, vewmllez utikser le ™" el non ka virguks)

inimum | € Maximum ; &

Four vair cebla astimation en hactaras

Vateur par hactare - Minimum € | Maximum - € |

Commentares addiionnels (faculfatfy
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Deuxiéme site en Province de Liege

Vue d'ensemble
Le site est localisé & prosimité de Ligge || est dessera par une nationale, les autoroutes etant toufes proches.
Le site & une supericie de 1 hactare. Les autontes locates encouragent le développarment de pelits parcs de bureaux ou d'activites industneles legeres

Le site est immédiaternent disponible pour commencer e développement d'én parc dactivité Auparavant, il adgissat d'in site chamonnier | f'y & aucun
probleme de poltion

Ce plus amples datails concemant le site sont disponibles dans les différentes rubnoues, lesquelies sonf accessibles par un simple cic sur [25 lens rouges -
dessus: Une fois quevous &es prét & fournin une estimation de ta vabeur immmobilibre da site (Tévaluation portant suerFensemble du site), vous powves cligoer sur le
fien en hawt & drofte de [écran

Cette recherche 05 pas daapicaton commenszale O ols & 6 mealse g0 cbligan! des fechngues de wsva) sabon par erdngleur ne mprdessiant pas (853l acive ov fulue ov &l o guashon
L focatdation db e ol govindd & b mdoih dansg N Suf de falnfir crie Sdsé § o axerdich
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Deuxiéme site en Province de Liege

Types d’aménagement

Adp nivean di plan de sedleur & site 58 situe en fone d'acthité économegue mede. Cetle Zone a5t destinée aur actnalés d'amsanal, de senace, de disiabulion, de
recherche ou de peiite iIndustne (aricle 20 du CWATUP). Par ailledrs, le plan communal d'amenagement mentionns que

« & Site est dévoly plus precisement aux actnatés de bureaws, de recherche ellou de pefites industries. Les enfraprises engendrant des rejels & caractére
poliuanis importands {odeur, funsée brt, repets & 1'égout) sont excises |

+ les batimenis peuvent lre £40E5 En un ou plusieurs volumes par |3 disposition ou limbrication de formes simples: La hauteur madimale des batiments ne
peut dire supéneure & deux élages pour des bureaur et d 10 mélres pour toute autre acivité permise |

+ des emplacements de parcage de véhicules sont prévas en nombre suffisant en fonction de 'achalé développée et conformément & la législation en la
matiere

s la division défimbve en parcees n'est pas predefine. Elle sera réahsde 4 la demande ef répond au besoin de chague demandewr. La superficie exacte des
parcelies est fivée par un mesurage ol le bornage réall$é par un géometre-axpert |

« la superficie totale des batiments ot parkings ne peut excéder la moitié de la supericie du site, soit 5000 me au sol
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Deuxiéme site en Province de Liege

Vue d'ensemble | | Types d's ment | | Localisation et acces | | Colts anormaux et services s information

Cliguez ici pour estimer la valeur foncigre du site

Localisation et acces

Le sie est locaksé a provimité d'hvoz-Ramet dans 'entité de FlémaBa. 1| esl plus précisément silud dans fa validée de ta Metse {rive droie) 4 approamativement
une dizaine de klometres au sud-ouest de Liege

Le site est rés proche {une centaine de metres) de fa N80, nationale joignant, entre avlres, Huy & Likge. B est en outre situé |2 long de ta Chausseée de Ramioul &
oz Hamet

Qutre: fa NGO, la zison autorowtiere AG0M. joignant en 5 mindes |'echangeur de Loncin (carmefour autorowtier entre da E42 [Namur = Liége = Veners] E25
[Maastricht — Lidge] et E40 [Brunielies — Lidge — Aachen]). se situe & emviren 5 kilomélres du sile.

D'un poind de vue local, le site est accessible par un rond-point, kequel est déf en place sur fa NG,
En ce g concems les transporis &n commun, le site est 3 prommite directe d'un amét de bus {igne 45 joignant Huy & Liege et vice-versa)

Enfin, vous pouves chquee sur e len rouge sunant afin de localiser sur une carle e sile 10
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Deuxiéme site en Province de Ligge

Afin de localiser de manigre optimale le site en question, trois image s a différentes échellesvous sont présentées ci-
dessous. Le pninteurﬁ localise le site sur la carte.

Petite précizion
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Précision moyenne
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Grande précision
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Deuxiéme site en Province de Liege

(T Types damé it || iccalsstion ot acca

Colts anormaux et services

Les dermers tétments ndustaels présants sur e site ont 6bé rasés. Le site a par aiflewrs éte tolalement neftoye et assaim llest ainsi prét powr Faménagement of
le développement d addbés economigques

Le rehef du site est tatalernent plat ef mengendrera pas de surcodis tant du point de vee du draimage gue des infrastructures (dgoutiage, électncité, eau, accés a
intemet et ielphonie)

Certa recherche i a sas danpicaton commencale O sde & @M rdaliss 0 UliEans! ges fechijues 0 Wsualisaton par ordinalour me reprdeestant nas (&80 asfue ou fuer oy sl &7 guestion,
La foralization oy sife and donndd & fime indicediT deng Mo bl dé fournir une base d ool exETCoe.
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Deuxigme site en Province de Ligge

Ve densembe | [ Types daménagement | [ Locaiisation et acee olts anomaux et services

Autres informations

Le site est prét pour un dévaloppement immobdliern immediat. Le propriefaire souhaite une vene rapice.

Calto richecis n's pbs Japplcalion commarcr, T Sle 8 6 mald a0 ullert? dd WcHrges o wivaksiion par orfnalew ni riorksdriant pas Tdtal aeiue! ol folur o 8l 8n Guealon
La focalieation du sie sal donode 4 hire mabeall’ dans e but de fourmic one Dase 4 ool exencice
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Deuxiéme site en Province de Liege

Estmation de ia valeur fonciers
Veullez encoder vos eshmahons minimale ef maxmake (par m®) de ka valeur fonciere de ce site (pour les decimales, vewller ubhserle ™™ et non la wirgule)

Minimwm € Faxamum €

Pour voir catta estimation en haclares, | Chigued gl

Walewr par hactane - Minemum € Masimuen €

Commentaires additonnsls (facultand)
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Veuillez compléter le formulaire suivant s'il-vous-plait:

Sexe: Homme © Femme &

Nombre d'années d'expérience: |

Description de votre métier (facultafif): |

Quelle est la taille de l'organisation dans laquelle vous travaillez?

O Petite (1-9 personnes)
O Moyenne (10-39 personnes)
O Grande (40 personnes et +)

Comment la qualité paysagere du développement d'un site influence sa valeur fonciere?

O Pas dimpact

O Peu dimpact

O Impact modérg

O Impact élevé

O Impact trés significatif

Comment la qualité paysagére des environs d'un site influence la valeur fonciére?

O Pas dimpact

O Peu d'impact

O Impact modéré

O Impact éleve

O Impact trés significatif

Terminé

@ Internet

H100%
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Dans la vie de tous les jours, comment vous sentez-vous concerné par les questions environnementales?

(O Pas concerné du tout
O Pas trés concermné

O Moyennement concerneé
O Fort concerné
 Extrémement concerne
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Annex 2 : Images
SITE 1

Sl
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SITEA
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