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PROBLEM STATEMENT

• Mismatch

• Context dependent

• Quantification 

Coolsingel (Rijnmond, 2021)
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To what extent have public green spaces 
(PGS) a determinant effect on the housing 
price of high-rise buildings in Rotterdam?

R
E

S
E

A
R

C
H

 Q
U

E
S

T
IO

N
S

61    2    3     4     5         1



1. Why are public green spaces of importance for residents, municipalities and developers?

2. What factors of PGS could influence the housing price of high-rise buildings in Dutch cities?

3. How is the housing price of residential high-rise buildings in Rotterdam determined?

SUB-QUESTIONS
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8Schouwburgplein (AD, 2017) Opknapbeurt voor Schouwburgplein (Bouw en Uitvoering, 2017)
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LITERATURE 
REVIEW

0
2



HIGH-RISE BUILDINGS

Residential towers with a minimum height of 70 
meters
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LIVEABILITY 

The quality of life and satisfaction of the residents 
and citizen in the urban environment
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LIVEABILITY

SCALES:

- BUILDING

- SURROUNDINGS

DOMAINS: 

- ENVIRONMENTAL

- FUNCTIONAL

- SOCIAL

- CULTURAL

- SAFETY

PERSPECTIVE:

- CITIZEN

- RESIDENTS
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PUBLIC GREEN SPACE (PGS)

“Spaces that contain green elements that contribute 
to a better quality of life”

(Noor et al., 2015)

Kralingse Bos (City Rotterdam, 2018) 

Public green roof Rotterdam (Gemeente Rotterdam, 2019)
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FUNDING PGS 
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COST RECOVERY
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STRUCTURE RESIDENTIAL 
HIGH-RISE PRICES
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CONCEPTUAL FRAMEWORK 
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RESEARCH METHOD
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PGS have a positive determinant effect on the 
housing prices of high-rise buildings in  Rotterdam 

HYPOTHESIS
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METHODS & DATA COLLECTION
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METHODS & ANALYSIS
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STRUCTURAL 

BUILDING

PHYSICAL & 

FUNCTIONAL 

ENVIRONMENT
SOCIAL PGS

Filtering context 

Rotterdam

HPM
INTERVIEW EXPERTS
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SELECTION  
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Unit sampling sequence to collect data needed for the data analysis (Own figure)
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SELECTION  – CITY 

City Total Residential

Amsterdam 96 43

Rotterdam 115 59

Den Haag 88 57

Utrecht 35 14

Eindhoven 30 14

List of residential high-rise towers in Rotterdam (Fakton, 2020)
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Map of chosen residential buildings in Rotterdam 
(Dataset of ArcGIS, 2019)
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SELECTION BUILDINGS

977 APARTMENTS

24
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Sustainability: sustainable 
measurements, mental & 
physical health 

Distance and access to PGS, 
multifunctionality, access target 

groups

Interaction with others in 
PGS, sense of belonging, 
enjoyment and comfort, 

place to meet with friends

FUNCTIONAL SOCIALENVIRONMENTAL

CULTURAL
View from and on PGS, 
attractiveness PGS, 
cleanliness, green view, 
opportunity to undertake 
cultural activities

SAFETY
Feeling save in and around PGS, 
crime rates in and around PGS, 

kids friendly, social security, street 
lighting
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THE IMPORTANCE OF PGS
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The reason why I moved into 
this high-rise building is the 

view and its location –
Interviewee A  

(Online interview, April 26, 2021)

28

Increase quality of life by all liveability domains

Sometimes, residents are 
not aware of the positive 

effects of PGS 
– Interviewee A  

(Online interview, April 26, 2021)

1    2    3     4     5         4



THE IMPORTANCE OF PGS
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Aside from our own goals, 
we want to provide a 

positive contribution to the 
city

– Interviewee B  
(Online interview, April 22, 2021)
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Indirectly increase quality of the development
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THE IMPORTANCE OF PGS

R
E

S
E

A
R

C
H

 O
U

T
P

U
T

30

Contribute to attractive city

2.000 trees have been 
planted at the Nieuwe

Binnenweg
- Interviewee D.

Online interview, June 2, 
2021) 
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THE IMPORTANCE OF PGS
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Contribute to attractive city

Indirectly increase quality of the development

Increase quality of life by all liveability domains
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PGS ASPECTS AFFECTING
HOUSING PRICE
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Environmental

Functional

Cultural

Social

Safety

Financial 

arrangements 

+ +
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PGS ASPECTS AFFECTING
HOUSING PRICE
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Environmental Functional Cultural Social Safety

Residents desire a feeling of 
safety  

- Interviewee A
(Online interview, April 26, 

2021)

Distance to parks and other 
facilities will be considered when 

pricing the apartments –
Interviewee B

(Online interview, April 22, 2021)

33

The view is an important 
feature, not only view on 

PGS but also on landmarks 
of Rotterdam 

- Interviewee B
(Online interview, April 22, 

2021)
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VIEW EFFECTS
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South-west view at 120m from the location of the Cooltower (Cooltower, n.d.)
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DETERMINING HOUSING PRICE IN 
ROTTERDAM

1    2    3     4     5         4



FUNCTIONAL DOMAIN

PGS AFFECTING THE HOUSING PRICE

R
E

S
E

A
R

C
H

 O
U

T
P

U
T16-18%

++

300m

36

16-18%

6 %

Child friendly

Dog friendly

Presence park within 300m
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Distance park
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South-west view at 120m from the location of the Cooltower (Cooltower, n.d.)

37

Parkhaven 010 (AD, 2020)
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FUNCTIONAL DOMAIN

• Higher percentages compared to study with ground-
bounded dwellings 

• Number of PGS important to wider context

• Percentage includes aspects of other domains 

PGS AFFECTING THE HOUSING PRICE
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PGS form a green routing 
throughout the City which 

creates pleasant walking routes
– Interviewee A

(Online interview, April 26, 2021)

381    2    3     4     5         4



CULTURAL DOMAIN 

• View variables: 2 approaches 

• Other cultural variables hard to quantify due to 
overlap other domains
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2x

+7.1%

2x

+ 6.0%

+ 5.5 - 6.7%

COMBINED SEPARATED
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CULTURAL DOMAIN 
• Coefficients of green views indicate the 

appreciation of having a “free view”-
Interviewee B 

• (Online interview, April 22, 2021)

• Sun orientation (South orientation 7.6% 
increase compared to North orientation)
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Casanova view 35m NO

Casanova view 107m NO
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CULTURAL DOMAIN 
Collective garden, contradicting results HPM;
• Presence = -12.8 to -15.4%
• View = +5.5 to 6.7%
• Possible explanation: Monthly service costs
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Having a collective garden 
would be a beneficial aspect, but 

you must take the monthly 
payments into account

– Interviewee A 
(Online interview, April 26, 2021)

Looking at a green roof instead 
of a normal roof is  experienced 

as more pleasant – Interviewee B
(Online interview, April 22, 2021)
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SOCIAL, SAFETY, ENVIRONMENTAL DOMAIN
Assessed by: 
• Index scores used as indicator
• Embedded factors 

Indicators Test model 4 

(physical)

Test model 5 

(social)

Test model 

6 (safety)

Physical index Physicalindex3 0.225*** - -
Physicalindex4 0.144*** - -

Social index Socialindex3 - 0.176*** -
Socialindex4 - 0.141*** -

Safety index Safetyindex 4 - - 0.153***
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Residents desire a feeling of safety  
- Interviewee A

(Online interview, April 26, 2021)
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PGS DOMAINS OVERLAP
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Social 
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Safety
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Cultural
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Environ-
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Social

economic

PGS DOMAINS OVERLAP
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PGS 

domains
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CONCLUSIONS & 
DISCUSSION
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CONCLUSIONS

Strong positive determinant 
effect of PGS on housing price of 
high-rise buildings in Rotterdam
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CONCLUSIONS
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PGS highly appreciated by 
high-rise residents

PGS within distance of 300m 
strongest determinant effect

300m

Overlap PGS domains
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• Research as starting point to make PGS value more tangible

• Create awareness for the importance of PGS

• Better matching market analyses during developments of 
high-rise buildings and/or PGS

IMPLICATIONS
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• Further research in PGS variables that were excluded from 
this research

• Comparison studies with other housing type

• Study in other cities 

RECOMMENDATIONS
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Further research
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Laan op Zuid project KOER (In de buurt Rotterdam, 2021)



• Further exploration in (jurisdictional) consequences 
regarding absence PGS 

• Becoming more aware of the value of PGS variables 

RECOMMENDATIONS

501    2    3     4     5         5

Residents

D
IS

C
U

S
S

IO
N



• Results and method used as background information during 
market analyses for urban development strategies 

• Exploring more suiting financial arrangements

• Create PGS that better matches the desires of high-rise 
residents 

• More transparency between developer and municipality 

RECOMMENDATIONS
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• Results and method used as background information during 
market pricing for residential high-rise developments in 
Rotterdam

• More transparency between developer and municipality

RECOMMENDATIONS
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Thank you! Questions?
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