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1. The research context and communication goal 

 Wallonia = a region of traditional industries which has to restructure its 

productive base 

 The availability of cheap economic land = essential factor of regional economic 

development 

 Economic activities  economic estates  tension between developers and 

planners 

 

 Aim of my Ph.D. research 

 To explain how the availability and de price of economic land influence the 

business productivity and the economic development in Wallonia 

 

 Aim of this presentation 

 To investigate the question of economic land prices 
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2. Relationship between economic land consumption 

and regional development in North-West Europe  

 Two issues 

 First issue: How regions in North-West Europe are they differentiated 

in terms of economic space consumption? 

 Second issue: Is there a relationship between the consumption of 

economic land and the level of development of these regions? 

 

 Territory covered by the analysis : BE – LU – FR – DE – NL – IE – UK  
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 Data processing at the level of NUTS 3 

regions  

 Distinction between regions according 

to their nationality 

 Distinction between regions according 

to their degree of urbanization 



 1st issue : How regions in North-West Europe are they differentiated in 

terms of economic space consumption? 
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2. Relationship between economic land consumption 

and regional development in North-West Europe  

Average consumption of economic 

land (ha) to produce 100 M€ of GDP 

Ireland 5,4 

Luxembourg 8,1 

United-Kingdom 9,0 

Netherlands 13,7 

NWE 13,9 

Germany 

- Western 

- Eastern 

14,3 

11,7 

28,8 

Belgium 

- Brussels 

- Flanders 

- Wallonia 

16,6 

3,1 

19,3 

20,9 

France 19,3 



 1st issue : How regions in North-West Europe are they differentiated in 

terms of economic space consumption? 
 

 Ranking : LU – IE – UK     NL – DE    BE – FR 

 

 

 2nd issue : Is there a relationship between the consumption of economic 

land and the level of development of these regions? 
 

 Yes 

 By country : significant relationships in  

 The Western part of Germany 

 Wallonia 

 By typology : stronger links in the intermediate and rural regions 
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2. Relationship between economic land consumption 

and regional development in North-West Europe  



 Three questions 

 Which is the share of business budget devoted to the purchase of land 

and property? 

 Are there significant differences depending on the activity sector, the 

size and the location of firms? 

 Would it be possible to implement differentiated pricing policy as 

qualitative and quantitative needs of firms? 
 

 

 Data source: the annual account of companies, 2003-2012 

 

 Sample of firms: mono-establishment companies localised in Walloon 

economic estates (n = 469) 
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3. Impact of  economic land prices on business 

productivity and regional development in Wallonia 



 A variable created 

 Fictitious Annual Rent = acquisitive value * rate of return 

 ≈ average annual cost of real estate (land and property) 

 

 Three indicators analysed 

 Real Estate Costs / Full-Time Equivalent (€) 

 Real Estate Costs / Added Value (%) 

 Real Estate Costs / Operating costs (%) 
 

 For each analysis, differentiation of firms according to 

 Their activity sector 

 Their size 

 Their location 
9 

3. Impact of  economic land prices on business 

productivity and regional development in Wallonia 



 Analysis by activity sector 
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3. Impact of  economic land prices on business 

productivity and regional development in Wallonia 

Activity sectors REC / FTE (€) REC / AV (%) REC / OP (%) 

Manufacturing (n = 216) 3.925 5,0 1,5 

Wholesale (n = 83) 5.525 5,8 0,6 

Logistics (n = 34) 4.664 7,9 3,1 

Road transport (n = 18) 3.142 4,9 1,6 

Warehousing (n = 16) 5.934 10,9 5,3 

Business services (n = 25) 3.792 4,0 1,6 

Other (n = 111) 3.774 6,7 1,8 

Total (n = 469) 4.056 5,4 1,4 



 Analysis by size (number of Full Time Equivalent) 
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3. Impact of  economic land prices on business 

productivity and regional development in Wallonia 

Size (number of FTE) REC / FTE (€) REC / AV (%) REC / OP (%) 

Large – More than 250 FTE (n = 21) 3.517 4,5 1,4 

Medium – 50 to 249 FTE (n = 168) 3.553 5,0 1,5 

Small – 10 to 49 FTE (n = 236) 6.128 7,8 1,4 

Very small –  1 to 9 ETP (n = 44) 14.444 12,1 2,0 

Total (n = 469) 4.056 5,4 1,4 



 Analysis by location 
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3. Impact of  economic land prices on business 

productivity and regional development in Wallonia 

Provinces REC / FTE (€) REC / AV (%) REC / OP (%) 

Walloon Brabant (n = 49) 4.113 4,5 1,0 

Hainaut (n = 181) 3.824 5,1 1,5 

Liege (n = 157) 3.991 5,3 1,4 

Luxembourg (n = 45) 5.935 8,4 1,5 

Namur (n = 37) 3.831 5,8 1,4 

Total (n = 469) 4.056 5,4 1,4 



 Analysis by location 
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3. Impact of  economic land prices on business 

productivity and regional development in Wallonia 



 In general terms, real estate costs are not important costs 

 ± 5 % of added value and 1,5 % of operating costs (labor costs = ± 70 % of AD) 

 

 Real estate costs = greater financial charge in the logistics sector and in 

the small companies  

 ± 10-12 % of added value and 2-5 % of operating costs  

 The development of the logistics sector = priority for Walloon authorities (in 

order to promote its economic redeployment)  In competition with eastern 

markets (low labor costs) 

 Very small companies = ± 80 % of firms (± 25 % of FTE) 

 

 In this context, low economic land prices = positive strategy for 

business productivity and regional development 
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4. Conclusions 



 In the other sectors and in large companies: real estate costs = marginal 

costs 

 Low economic land prices => not a factor of attractiveness 

 Low economic land prices everywhere and for all companies  shortfall for 

the region and land overconsumption 

 

 Interesting to vary land prices depending on the activity and the 

size of firms (ANOVA’s highlight that location plays a marginal role) 
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4. Conclusions 



THANK YOU FOR YOUR ATTENTION 

 

 
 

 

  

Verviers industrial estate, “Les Plenesses” 
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Questions?  Comments?  Suggestions? 
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