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Abstract

This research examines how the relationship between cities and rural areas has evolved
in light of the profound transformation affecting rural areas of high landscape value,
which has been driven by the expansion opportunities granted to the real estate sector
by urban planning regulations. The role of the landscape dimension in interpreting the
relationship between territorial wealth and landscape value is considered, based on the
convergence of two complementary disciplinary perspectives on territory: land planning
and valuation science. Against this backdrop, and with a view to containing the progressive
contamination of rural and agricultural heritage by the real estate sector, this study proposes
a structured observation, valuation, interpretation, and regulatory tool to support the
development of territorial planning in areas significantly characterized in terms of rural
landscape value. The proposed tool is based on evidence regarding the phenomenon of
building expansion in the agricultural territory of a municipality in southeastern Sicily,
where favorable conditions for the development of the building sector exist, such as the
vastness of the municipal territory and extensive farming as the mainstay of agricultural
activity. This wider sub-regional area has also received attention due to the over-tourism
phenomenon that has occurred in its cities of art. The evaluation approach experienced is a
value-based representation of the evolution of this process over three observation periods:
2000, 2007, and 2012, relating the quantitative observation of the building expansion to
the connected qualitative impact on rural landscape. It is the result of coordinating a
large set of data in a hierarchical model of indices that converge to construct a synthetic
index of rural landscape resilience. This achievement is based on the linguistic progression
of “lexicon”, “semantics”, “syntax”, and “pragmatics”, each of which robustly supports
“observation”, “valuation”, “interpretation”, and “planning”, respectively. The final stage
is based on the convergence of explanatory indices, which are developed by coordinating
evidence and assessments (factual and value judgements). This stage enables the proposal
of a constraints system that supports a modus vivendi between the interests of the real estate
sector and the values of the rural landscape in such a rich and fragile area.

Keywords: rural landscape; crop mosaics; urban sprawl; landscape policies; axiological
approach; rural cadastral survey; building cadastral survey; real estate market values;
multi-criteria analysis; GIS survey and representation

1. Introduction
This study deals with one aspect of territorial capitalism’s drift, which has led to

the inversion of the city–countryside relationship [1]. This has disrupted the equilibrium
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that defined their boundaries, overcoming the constraints of recognizability in the two
dimensions of the landscape: urban and rural [2–4]. These progressive encroachments are
driven by the “inflation of needs”: fictitious desires fueled by the emulation of unattainable
lifestyles [5] and anchored to the solid archetype of property [6]. The city overflows.

The focus of this research, which is set in the rural areas of southeastern Sicily, is the
“urban surplus”, the by-product of a tertiary economy that is colonizing territories with
great potential for ecological and digital transition through an unprecedented convergence
of the promotion of agricultural development, the rise in second homes, rural tourism [7],
and the auspices of a new generation of agriculture [8,9]. These territories are now subject
to a process of urban contamination that can no longer be contained [10,11].

According to Antrop [12], urbanization imposes such complexity on the countryside
that it is incompatible with the natural rhythms that harmonize the functional and ecological
sequences of agricultural production. This causes irreparable discontinuity in identity.

Efforts to combat urban sprawl through territorial policies have been ineffective in
many urban areas across the Mediterranean. The loss of landscape uniqueness and identity
has been studied and measured in terms of “landscape homogenization”, which has led to
a progressive loss of biodiversity and ecosystem value due to increasing urbanization [13].

With regard to the balance between urban development and the protection of the rural
landscape, Sicilian agricultural policies have identified urban development as a possible
driver of territorial development and protection, paying only marginal attention to the
environmental and ecosystem values of the territory as set out in the Common Agricultural
Policy (CAP). The CAP incentivizes the development of farms in prime agricultural areas
to make them more competitive on the global markets and the development of farms of
higher environmental, landscape, and recreational value to encourage the extensification of
agriculture [14].

The rural landscape is the territory that most clearly shows how artifice and nature
depend on each other [15]. It tells the story of how the city has evolved, growing out of the
territory and, in turn, changing it. The landscape has absorbed these changes to such an
extent that it has been possible to trace the coherence between the evolution of needs, the
expansion of territorial capital, and the resilience of natural ecosystems [16].

On the other hand, the rhythm of transformations brought about by supra-local needs
(such as industrial districts and infrastructures), the use of external and/or public capital,
and increasingly efficient technologies, has not been able to establish a pattern that is
compatible with the previous ones in terms of continuity and formal unity. The link
between the territory’s various natural, technological, and cultural components has thus
been broken.

These three dimensions had previously been consistent due to the inertia of the natural
environment, technological constraints on human action, and a more authentic relationship
between communities and the predominantly rural territory. This territory was once
characterized by a strong symbolic framework and traditional practices, some of which
were explicitly ritualistic [17].

Despite a superficial interpretation that associates the landscape with perceptive
aspects, it is now recognized that it is a unitary system of values rather than a sequence of
images. Consequently, the objects that bear these values are considered goods, as are the
functions they perform in reconnecting the “experiences flow” that constitute the landscape
as a collective “experience of value” [18] of the territory’s essence—its shape [19].

Studies on the rural landscape formal unit have been carried about the landscape
syntax out with regard to the semantics and the syntactic relationships between settle-
ments, agricultural production, and road network structure farm typology by Torreggiani
et al. [20], particularly proposing an effective analysis tool outlining a planning and meta-

https://doi.org/10.3390/realestate3020005

https://doi.org/10.3390/realestate3020005


Real Estate 2026, 3, 5 3 of 36

design prospect overcoming the perceptive level of appearance and pointing out the
physiognomical characteristics of territory.

This perspective on landscape is therefore superordinate to the reality of the territory
and to the underlying “environmental question” as an ethical issue, clarifying the relation-
ship between the two disciplinary registers of spatial planning and valuation science: the
“science of the norm” and the “science of value”, respectively.

Of these two heuristic apparatuses [21], the territory constitutes the thematic inter-
face, i.e., the privileged field of application through which “norm” and “value” can be
distinguished and articulated insofar as questions of norming make an explicit demand for
evaluations, which implies the question of value [22,23]. If value is the attribute of objects
that makes them goods and they only imply “a due” in the articulation of their qualities,
then the science of evaluations also takes on a normative prospect. However, this is not
in a prescriptive sense, i.e., according to an object-oriented approach (how things should
be), but in an axiological sense, i.e., with reference to the capacity (or narrative power) that
objects acquire when considered in terms of their value, identity, or symbolic nature [24].

To clarify, by the symbolic nature of territorial objects, we mean the combination
of their anthropological (functional, economic, and testimonial) and cultural (historical,
artistic, and formal) value. The former governs the streams of lived experience interwoven
with places of ordinary practice, while the latter enriches these experiences with eventual
value and significant emotional impact. Translating the rural economy—concrete, slow,
and patient—into the sphere of real estate —abstract, turbulent, and restless—has physical
consequences for rural territory, resulting in the dismemberment of its formal coherence,
the landscape.

While the two dimensions may not be easily distinguishable, the cultural value com-
ponent is often projected beyond the local sphere. Consequently, tourist interest and the
economies associated with it prevail over anthropological value, transcending it into a
dimension that is both functionally and symbolically alien to the original [25].

Although this study addresses issues concerning themes and questions of territorial
planning, it is placed within the discipline of Appraisal and economic assessment, em-
bodying its general aims, categories of thought, language, assumption models, judgment
criteria, perspectives, methods, and operational tools. Through these, the study aspires to
establish a coherent approach to the phenomenon of urban expansion in rural areas that is
conceptually, methodologically, and operationally sound.

Regarding this topic, this contribution explicitly acknowledges the non-neutrality of
the science of value and valuation. This is evident from the outset, as the title highlights the
“excesses” of the real estate sector in search of new opportunities [26]. These opportunities
should be found in the redevelopment of existing spaces rather than through further land
consumption [27].

Although rural areas are generally not subject to constraints, they express a landscape
value that is neither generic nor inferior to that of areas of significant natural and unspoilt
beauty. Furthermore, rural areas are even more at risk due to the pressures faced by the
agricultural sector.

In Italy, the agricultural sector is not only experiencing a structural crisis due to the
definitive transition to the manufacturing development model, but it is also suffering the
effects of climate change, including progressive temperature increases, meteorological
disorder, alternating droughts and floods, pest infestations, and unstoppable desertification
in some areas of southern Italy and the islands [28–30].

The consequent decrease in land productivity requires an increasing input of capi-
tal and technology, as well as construction. The latter constitutes the original driver of
landscape change in all three cases. The first involves new buildings constructed as a
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result of the amalgamation of farms and the concentration of rural buildings in a single
operational nucleus. The second one involves adaptations to the original rural buildings in
terms of regulations, technology, and dimensions, as well as in response to the need for
cultivation techniques and varieties to evolve. The third case involves vertical sectoral inte-
gration, whereby the primary and secondary sector functions are combined to transform
agricultural products into consumer goods that have a primarily communicative value [31].

In addition to endogenous land consumption linked to the evolution of the agricultural
sector and its segments, there is exogenous consumption, which concerns the traditional
tertiary sector linked to the retail trade of niche products, as well as the advanced tertiary
sector. The latter is particularly concerned with complementary hospitality that extends
the experience of rural landscapes to activities linked to personal care and psychophysical
well-being [32]. The building sector is within this spectrum and has a specific real estate
dimension: the construction of second homes, which is associated with most construction
in rural areas, as well as residential and sometimes hotel complexes in rural areas close to
the coast.

The convergence of the structural crisis of the agricultural sector and permissive legis-
lation on new ways to cope with it, alongside the transfer of the agricultural landscape’s
anthropological value into the cultural sphere, creates an internally contradictory develop-
ment perspective. This is because it irreversibly erodes the strategic, irreproducible asset
that sustains it: the landscape itself.

The reciprocity between the value of capital and the amount of income that can be
extracted from it is the fundamental principle of capitalist democracy. Landscape value
defines the set of constraints that, if exceeded, cause the essence of rural territory to dissolve.
Defining landscape as an asset assumes the value of the formal unity of rural territory as
territorial capital, capable of delivering “value experiences” that culminate in contemplative
knowledge of the order governing the territory’s complexity.

The colonization of the rural landscape reduces the ratio of capital to income in two
ways: an increase in infrastructure and construction capital reduces the consistency of the
formal unity of landscape capital, while the sectoral organization of supply increases service
provision at the expense of agricultural production, loosening anthropic (natural and con-
crete) constraints and reinforcing the cultural (artificial and abstract) ones. This effectively
transfers agricultural activity into the tourism sector, where hoteliers and restaurateurs
replace farmers, outlining a financial profile of the rural territory [33].

As can be seen, while this colonization appears to represent an increase in build-
ing on agricultural land, the dissolution of landscape coherence involves industrial, and
anthropological aspects due to the dissolution of agricultural districts and trades.

The proposed experiment was carried out in the municipality of Noto in the province
of Syracuse, Italy [34]. Spanning 555 square kilometers, it is the largest municipality in
Sicily and the fourth largest in Italy. Noto’s historic center is one of eight sites in Sicily
that were declared UNESCO World Heritage Sites in 2002. This has led to significant
fluctuations in real estate prices and demand for land across the municipality.

This study provides an economic and territorial interpretation of the progressive colo-
nization of rural areas, defining the possible relationships between the different categories
of territorial capital—natural, infrastructural, and real estate—and the landscape. The
former is characterized by its ability to provide primarily collective services, while the latter
constitutes the value framework against which changes in territorial capital are measured
and evaluated.

The progressive emergence of individual interests linked to building activity in ru-
ral areas has led to an expansionary phenomenon, the interpretation of which draws on
cognitive landscape categories as rendered by the official data and the possibilities of trans-
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forming this data into information and evaluations using spatial analysis and numerical
calculation tools.

Sprawl, defined as the urbanization of rural and/or agricultural areas [35], was the
subject of an axiological interpretation within the municipal territory of Noto. This inter-
pretation was based on evidence from a quantitative and qualitative analysis integrating
territorial and cadastral data and was presented in a GIS (Geographic Information Sys-
tem) environment. A structured set of queries of a large database, along with correlations
between the most significant landscape variables, represents the intersection between build-
ing phenomena and rural landscape values. This is based on three observations made over
a defined period.

The paper is divided into five sections. Section 2 (Materials) provides a general
reflection on the concepts of wealth, value, and landscape that underpin the numerical
representation of the Noto rural territory. Section 3 (Methods) describes the methods
and tools employed to axiologically represent the intersection between the “overflowing
city” and the components of the resilient rural landscape. Section 4 (Application and
Results) presents the findings of the application of the assessment procedure. Section 5
(Discussion) highlights the limitations of the study and provides critical observations
on the “basic oppositions”, as well as possible syntheses that better explain the “meta-
planning” approach proposed. Section 6 (Conclusions) summarizes the main findings and
emphasizes the importance of structured critical analysis and continuous monitoring of
these phenomena, as well as the potential of this study.

2. Materials
2.1. Wealth, Value, and Landscape

As discussing values in the abstract makes evaluation a purely formal or methodolog-
ical exercise, this study focuses on rural landscapes in the broadest sense [36], consider-
ing the risk of urban contamination. Adopting an evaluation perspective that considers
landscape as the synthesis of structural data and superstructural value, this contribution
identifies two ‘undercurrents’ as the privileged conceptual ridges: (1) the relationship
between the three main determinants of wealth and the formation of territorial identities;
and (2) the relationship between wealth and value.

2.1.1. Wealth Drivers

In the classical-Marxian tradition, an axiological-ethical interpretation of wealth [37]
identifies its determinants as “labor, land, and capital”: as factors of production and
substances of the value of economic goods, to varying degrees. Consequently, due to the
bargaining power of each of the three related social classes, these factors of production
are taken as the reference categories for determining the distributive variables because of
their relation to the engagement and responsibility of the social subjects who make them
available for production and demand their corresponding “just” remuneration.

Based on the sociological principle that labor is ‘objectified’ in products, Marx aimed to
establish a scientific foundation for the labor value theory in his model of the transformation
of value into price. This model posed the question of distributive justice arising from class
conflict, one of the many aspects of the complexities of social systems that Lukács [38]
declined in light of the terms of value that define the “ontology of social being”. According
to Fuchs [39], the notion of teleological positing can reunify the general notion of labor
(physical, cultural, and digital) and the associated ideologies (in the positive sense of
“idealities” or “values”), such as the ideology of engagement, connection, and sharing, in
the current digital era.
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The underlying issue here concerns the codes (preference systems or scales of values)
through which the social structure distinguishes between good and evil as the concrete
referents of “political values”: justice, freedom, inclusion, participation, security, and so
on [40]. Insofar as they are political social subjects, communities pursue these ideals in
order to overcome the conflict of particular interests.

The increasing complexity of contemporary society, “the demise of grand narratives”
highlighted by Lyotard [41], the fragmentation of labor, the dematerialization and finan-
cialization of capital, and the multiplication of sources of rent have shifted the issue of
class conflict away from social categories such as workers, capitalists, and landowners and
towards economic categories such as capital and income, as well as political categories
such as public and private. This shift is evident in T. Piketty’s impressive analysis of the
evolution of inequality [42]. This new conflict has led to the emergence of new geopolitical
players who are coming together based on their level of control over the three primary
resources identified by Rizzo [43]: matter, energy, and information. The frenzied hoarding
of these resources, especially over the last 3 decades, has intensified environmental issues
and given rise to geopolitical tensions, projecting the issue of distributive justice onto a
global scale. This has led to an irreversible divergence between the Global North and
Global South in the long term.

The characteristic of hypercomplexity recognized by Lukács in social being, thins out
the boundaries of territorial imbalance that is no longer based on the relationship between
capital and labor but between social systems and ecosystems and thus between “artifice
and nature”.

In the “evaluation experience” that we propose, this duality is represented by mea-
suring the extent to which the rural landscape is progressively deprived of its territory—a
kind of “second nature”, in the predictive sense introduced by Dewey [44]. Here, envi-
ronmental issues introduce the question of territorial values, and thus forms of inequality
and disadvantage, into the codes of social communication: in short, the issue of territorial
poverty [45].

At the structural level, these imbalances relate to environmental issues, whereas at the
superstructural level, they concern the landscape dimension. This entity is autonomous
with respect to individual perceptions and becomes resilient due to the combination of
natural and technological constraints—in a strong sense—and cultural and psychological
constraints–in a weak sense. The former relates to the economic and financial constraints of
transformations, while the latter relates to the identity constraints of settled communities.

Superstructures consistency—that is the fair combinations between ecosystem cycles
and settled community needs as reflected by landscape—resists if, when, and where
(written) norms reflects (unwritten) rules and insofar as values and interests converge. This
happen in the rare cases of balanced wealth distribution development model and shared
consciousness of the fragility of the ecosystem harmony.

A distinction could help on this point. In resilient areas, economic and financial
constraints determine transformations driven by special interests and concentrations of
wealth, which occur in contexts characterized by low levels of governance and participation.
Conversely, the identity constraint is respected when a strong local identity [46] is associated
with a high level of socio-economic wealth. On these rare occasions, the landscape assumes
the status of a luxury good, an experience good, and a cultural good, and it is enjoyed by
the few.

On the contrary, areas affected by structural abandonment do not generate the neces-
sary economic, financial, or human resources or governance to sustain the landscape value
of the entire territorial system, for whose loss they are less and less accountable.
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In both cases—strong and weak areas—the relationship with places can be easily lost,
albeit for different reasons and with different mechanisms.

Strong areas feature large-scale, punctual, and linear transformations, such as resi-
dential complexes, major infrastructure projects, shopping and office centers, and tourist
facilities and infrastructure. These transformations are highly capital-intensive and directed
from above by local authorities.

In contrast, weak areas undergo transformation from below through low-capital-
intensity external investment. This results in widespread building transformations in the
most sensitive parts of the territory, characterized by fragile landscape harmony.

2.1.2. Landscape

In both cases, this complex of transformations constitutes the infrastructural interface
between natural structures and cultural superstructures [47]. As the culminating and
“subsuming” cognitive dimension of the three previous ones, landscape emerges as a
hyper-structural and/or “meta-structural entity” [48], respectively, for the better or for
the worse.

For the better: the hyper-structural dimension of landscape mostly concerns the
shape (the essence) of territory, whose symbolic expressions (cultural heritage) show how
the surplus of “social product” accumulates in the forms of social fixed capital through
infrastructures and institutions, challenging the dissolving action of time. This definition
provides a different and broader interpretation of Maghsoudi’s concept of “territorial
landscape” [49].

For the worse: the meta-structural dimension of landscape concerns the prevailing of
the individual acting as the main driver of the territorial-urban system arrangement, often-
times uncoordinated, resulting in transformation processes uninspired by the standards of
recognizability of established identities. This diverts the evolutionary course away from
gradual and spontaneous trajectories that would consolidate its formal unity. Habituation
to these violations and the resulting indiscriminate transformations impose themselves as
models of behavior that are indifferent to any possible coherence between the structural,
infrastructural, and superstructural dimensions that the landscape reveals. New and more
complex grammars prevail, along with new semantics, new syntaxes, and new rhetoric of
landscape. There is no going back.

The landscape:

- As a hyper-structure, it selects and develops rules capable of metabolizing exceptions.
- As a meta-structure, each new structure rewrites the rules against which new transfor-

mations are metabolized more or less indifferently.

This opposition raises one final point for consideration: the way in which spatial
policies support landscape resilience. However articulate and adaptive these policies may
be, they must identify and classify the constraints on the persistence of the territory’s formal
unity. Within this enclosure, planning guidelines can be set. This reflection concerns the
type of judgment (value and/or fact) that can be applied to the landscape, paying attention
to related issues such as salience and urgency. This axiology of landscape informs our
commitment to how, what, and why we should do with it.

All the other questions concern the attributes and measures of landscape value and
how it is represented in terms of the motivations that make it the most prevalent, albeit
weakest, dimension of territorial policies at all scales, especially proactive policies.

Finally, when discussing what to do with it, the positioning of the concept of landscape
is important. Is it identifiable as a distinct entity, on a par with territory and the city, or is
it their most fundamental axiological dimension? In other words, is it a set of properties
or values that are different and higher in nature than those usually invoked in urban and
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territorial assessments? Here, too, it is worth taking a stand to underline the disciplinary
orientation of this research.

The notion of the home–city–landscape system is relevant as a system of personal–civil–
contemplative values (then forces-forms-norms) on which the syntax of value judgment
is based:

- The home is the set of ways in which buildings offer themselves to the living experience
of family units, where individual personalities take shape.

- The city is the complex of ways in which urban and infrastructural aggregations offer
themselves to the relational formation of orderly communities [50].

- The landscape is the complex of ways in which the territory offers itself to the inten-
tional contemplation [51].

Landscape is the set of possible declinations of the space of shared experience: “natural-
scape, archeological-scape, cultural-scape, anthropic-scape, agricultural-scape, urban-scape,
industrial-scape, economic-scape, educational-scape, and real estate-scape”. The landscape
experience involves qualities characterizing the shape of territory [52].

Although this perspective does not coincide with the definition of landscape given in
the Consolidated Text on Cultural Heritage and Landscape [53]—which considers it to be
“the territory that expresses identity, whose character is the result of the action of natural
and human factors and their interrelationships” (a definition also adopted by the European
Landscape Charter [54]), i.e., a specifically characterized part of the territory—the idea of
landscape as a “complex of ways of being” (of territory, urban fabric, and house) captures
the capacity of landscape to be valuable, a potentially omnipresent “motivational force”,
and as such capable of detection and measurement [55–57].

2.1.3. Wealth and Value

The relationship between wealth and value is a fundamental theme in economic
ethics [58], mainly concerning the land economy in terms of landscape risk. This is due to
the increasing concentration of property capital value at the expense of land income.

Over time, the progressive production of surplus net product, condensed in the form
of social, private, and public fixed capital, has gradually shifted its position between order
and disorder in economic and axiological senses (wealth and value, respectively).

Economic order concerns the market side and is measured by the relationship between
the value and price of economic goods: the condition of order is given by the overlapping
of the value scales and price scales, while their misalignment is given in the two divergent
directions:

• Toward the dissolution of value: goods of great value but off the market.
• Toward the concentration of wealth: harmful or dangerous products, such as alcohol,

weapons, gambling, etc.; in the case of rare products, the scarcity of supply is reflected
in market prices that far exceed the production price (the sum of production costs and
normal profit); in the case of equilibrium, the surplus wealth generated is due to the
breadth of the relevant markets.

The economic order partially contributes to a balanced distribution of wealth (only in
the second case), but it does not guarantee the axiological order, which instead involves
a “metaphysics of values” that identifies general and abstract (or absolute) values on the
basis of normative intentionality. The latter can be traced back to qualities of value that are
superior to particular ones and thus range from dissipative (corpuscular and contingent)
values, typically hedonic, and individual, to constructive (structural and permanent) values,
typically ethical, esthetic, and socially relevant.
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The axiological order is not concerned with the market itself but with its contribution
to the socio-economic order [59]. The state assumes non-generic responsibilities for this. In
this sense, the axiological order relates to the relationship between value and wealth.

This relationship is measured by the proportion of goods and services made accessible
to the largest possible part of the population at a fair price. The latter is the result of redis-
tribution policies implemented by the state through government expenditure, monetary
and fiscal measures, taxes and subsidies, and transfers to households.

In addition to the basic goods and services such as safety, health, and education, they
include support for the protection of eco-socio-systems, territorial preservation, control of
abandonment and depopulation phenomena in inland territories and minor urban settle-
ments of great landscape, and historical, artistic, architectural, urban, and anthropological
value that are difficult to access. They also include environmental risk mitigation, support
for populations affected by calamitous events, support for the reconstruction and recovery
of district economies and tackling different forms of poverty (social, educational, energy,
etc.), the protection and promotion of movable and immovable cultural heritage, and so on.

In other words, as the order of values consists of a dialectical correspondence between
value and wealth, disorder in territorial values, together with its causes and solutions,
should be a key focus of the social commitment of the “science of value and evaluation”. If
a landscape represents the integration of the ecological, social, and systemic components of
a defined area, then the primary responsibility of the discipline of economic valuation is
to recognize the landscape’s value and determine corrective measures that the state and
market can implement together.

The economic and axiological orders define the area in which individual and col-
lective intentions coordinate to determine fair prices for private and public goods and
services. This is “the space of care” (Figure 1), the size of which measures of the level
of “territorial civilization” at all scales—local, regional, and national. The civic function
of the science of value and evaluation lies in the expansion of this space, using value
judgements to highlight the collective value of individual goods and the individual value of
collective goods.

Figure 1. Wealth and value: disorder vs. care (source [47]). The two main rectangles represent
the space of value and the space of wealth. The light shadow areas represent the spaces of the
socioeconomic communication characterized by economic and axiological disorder, the dark shadow
area represents “the space of care”.

Outside this intersection between value and wealth are:

• Goods and services of great collective value that the state is unable to provide, whose
consistency measures the level of axiological disorder. The latter depends on the com-
bination of the country’s economic and financial poverty, as well as the population’s
inability to recognize and identify with the experience of the value of public and
common goods.
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• Goods and services that the market has no interest in allocating and whose consistency
measures the level of economic disorder. In particular:

a. Goods and services of high individual value, such as healthy food, personal
care, advanced education, and psychophysical well-being, whose demand does
not express a willingness to pay at least equal to production prices. These
goods and services constitute exclusive “semantic brands” (status symbols)
that contribute to socio-economic polarization.

b. Goods and services of little individual value, which are typical of dissipative
consumption and are therefore “evils and harms” are offered at low prices.
They therefore end up forcibly constituting substitutes for the previous ones
and increasing social poverty, which border on deviance in the extreme.

In summary: axiological disorder is reflected in “value without wealth, and economic
disorder is reflected in “wealth without value”.

Some aspects of the economic disorder in the rural area of Noto relate to the dis-
crepancy between Tax Asset Value (TAV) and Market Value (MV). This is a symptom of
a broader issue that the Italian government has been unable to resolve due to delays in
finalizing the property taxation policy. Currently, TAV is determined based on cadastral
income, multiplied by fixed coefficients for each property type, with no reference to evi-
dence from the real estate market, which leads to the discrepancy. The Revenue Agency
monitors the entire national territory with biannual surveys. Furthermore, cadastral income
bears little relation to the rental market, as it is calculated based on outdated surveys and
updated periodically using flat-rate coefficients. In the case of the hybridization of the rural
landscape through real estate, special attention should be given to the market value of soils,
which is now significantly different from agricultural value, which is normally based on
land productivity from agricultural production. This is a typical case of “axiological and
economic disorder” due to positive private and negative public externalities that the tax
system cannot internalize.

2.2. Noto Municipal Territory

The Municipality of Noto covers an area of 555 sq. km in the southwest of the Province
of Syracuse. It borders Palazzolo and Canicattini to the north, Avola and Syracuse to the
northeast, Pachino to the south, and Modica, Rosolini, and Ispica to the west. The small
administrative island of Contrada Cipolla, located between Rosolini and Ispica, is also
included in the territory (Figure 2).

Noto’s territory comprises 22 hamlets, 17 of which are located in the hinterland and
five along the waterfront. Most of these hamlets were developed due to the effects of
Regional Law No. 71/1978 [60] and then reintroduced by Law No. 2 of 2021 [61], thus
increasing the landscape risk in rural territory [62–64].

The urban planning tools that govern the provincial and sub-regional territory of
Syracuse are:

• The Provincial Territorial Plan of Syracuse (PTPS—21 December 2021) [65];
• The Territorial Landscape Plan of Syracuse (TLPS—approved on 20 October 2017) [66];
• The “Noto Dossier” from the National Atlas of Rural Territory (NART—2010) [67];
• The Masterplan of the Municipality of Noto (2001) [68];
• The Agricultural Forest Study included in the Masterplan of the Municipality of Noto

(2001) [68];
• The Masterplan Technical Implementation Regulations draft [69];
• The Sicilian Region Forest Plan, 2011 [70].

https://doi.org/10.3390/realestate3020005

https://doi.org/10.3390/realestate3020005


Real Estate 2026, 3, 5 11 of 36

Figure 2. Geographic and territorial frame of the Noto Municipality: (a) the province of Syracuse in
the national and regional context; (b) the Noto Municipality within the sub-regional context of the
southwestern Sicily.

PTPS. As for the rural areas, the Provincial Territorial Plan of Syracuse identifies and
classifies their vocations based on the quality of the crops, including those with a Con-
trolled Designation of Origin (CDO), Protected Designation of Origin (PDO), or Protected
Geographical Indication (PGI). The examples include red oranges, lemons, tomatoes, extra
virgin olive oil, and Moscato grapes. According to the current legislative criteria, Municipal
Master Plans may allocate land for specialized cultivation or irrigation or for infrastructure
and equipment to support agricultural activity only in exceptional cases.

TLPS. The Territorial Landscape Plan of Syracuse aims to protect the territory’s land-
scape and environmental values through:

• Analyzing, protecting, and enhancing historical, natural, and cultural resources;
• Ensuring urban and building development is in harmony with recognized levels of value.

The general objectives concern the ecological stabilization of the soil and the protection
of biodiversity. The main measures focus on the seven basic components of the agricultural
landscape: herbaceous crops, tree crops, vineyards, citrus groves, crop mosaics, and
greenhouse crops.

NART. The National Atlas of Rural Territory, published by the Ministry of Agriculture,
Food and Forestry supports rural development policies by providing surveys of rural
development geographies and assessing the impact of agricultural policies on territories.
The Rural Atlas focuses on local development by identifying 600 Local Systems and de-
termining the amount of fixed social capital present in rural areas, including agricultural
landscapes, urban resources, accessibility conditions, and human resources. NART pro-
vides a list of landscape risk divers the main of which concern the building expansion in
the rural territory for each local landscape:

LL 11—Tellaro River Valley: The site’s overall characteristics will not be compro-
mised, since there are minimal risks due to punctual building settlement or infrastructural
transformations.

LL 12—Hyblean Plateaus: Hazards stemming from the propagation and dissemi-
nation of metropolitan hubs, alongside the implementation of endeavors incongruous
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with the topography, which only reveals its merits when contemplated and savored at a
deliberate pace.

LL 13—Central Coastal Plain: An uninterrupted built barrier will be formed between
the hinterland and the sea by the coastal settlements, and the landscape will be intensely
transformed and impoverished as a result.

LL 14—Plateaus of Rosolini: The expansion of the built-up area of Rosolini with the
formation of scattered settlements, which do not increase Rosolini’s urban qualities but
undermine the characteristics of the agrarian landscape.

LL 15—Noto Clay Hills: The rupture of the physical and perceptual connections
between the nucleus of Noto and its geographical expanse. The Asinaro river’s ecological
continuity has been fragmented and there has been recent widespread urbanization.

LL 16—Tellaro floodplain: Changes to the natural environment and the way living
things interact with each other along the Tellaro river.

LL 17—Lower Hyblean Mountains: The risks are from growing lots of plants in
greenhouses. This is not common, but it is in the middle and south of the area.

LL 18—Eloro Coast and Vendicari Marshes: Recent settlement proliferation is evident
in the south (S. Lorenzo coast). The construction of houses was a significant process, both
dispersed and arranged along the road, or arranged into actual plots.

LL 19—Southern Marshes: The risks are from Pachino and Portopalo becoming more
built up and from lots of land being used to grow greenhouse crops. The pressure from
people settling there also has an effect on the marsh areas.

In this list, the landscape of risk expansion prevails in almost all LLs.
Masterplan. As for the rural areas, the Noto Masterplan rules the building activity

according to the combined addresses of the Agricultural Forest Study (AFS) and the
Technical Implementation Rules (TIRs).

The AFS divides the territory into three areas based on agronomic aspects, the coastal
area, the central southern plains area, the north-central hills zone. Of the territory’s
55,000 hectares, 15% (8261 hectares) is used for cultivating agricultural woody crops, and
around 21% (11,900 hectares) is used for growing arable crops. The main crops are fruit
trees, including olive, orange, lemon, almond, and vine crops, which cover around 50% of
the total cultivated area. These are supplemented by arable crops and greenhouse crops.
Of the five main crops, olive trees are more prevalent in hilly areas, while almonds and
citrus fruits dominate the flatlands. Vines are more evenly spread. Arable cultivation is
widespread, predominantly in the northern and southern areas. Greenhouses are only
found in the south, both inland and near the coast, in the municipality of Pachino. Forests
cover approximately 18% of the territory (10,400 hectares).

The TIRs, approved by Council Decree No. 634 on 22 November 2001, allow for
the construction of residences, restorations, and accommodation, subject to the following
conditions and limitations. These conditions distinguish between E1 agricultural safeguard
zones and other zones (E2 and E3), with E1 offering a higher level of protection:

For dwellings:

(a) Land buildability index: E1 0.01 m3/m2; E2 and E3 0.03 m3/m2.
(b) Maximum height: E1 4.5 m; E2 and E3 7.5 m, except for technical structures, silos, etc.
(c) The minimum distance from boundaries is 10 m.

Farm holidays are permitted only in the existing buildings.
Farmhouses and rural buildings of environmental value can be renovated in accor-

dance with traditional building techniques, materials, and finishes. New buildings must be
located at least 20 m away.
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The building asset and its dynamic in the rural territory of Noto was observed com-
bining the data from the Sicilian Regional Technical Cartography [71] and the Syracuse
Provincial Office of the Cadastral Property-Land Inventory (CPLI) [72].

In particular, the Syracuse CPLI provided the basic database containing the metric,
agricultural, and economic data for the land and property assets in the municipality of Noto.
The territory is divided into 420 cadastral units known as cadastral sheets (CSs), which
correspond to a total of 95,075 land cadastral parcels (LCPs) and 34,334 building cadastral
parcels (BCPs). This database has been identified in this research as the basic and strategic
tool for representing the landscape, rural economic, and real estate values involved in the
current territorial transformation process. The combination of cadaster’s civil and fiscal
equalization functions is consistent with the main issue of real estate hybridization of the
rural landscape, i.e., the dialectic between civil and moral issues. This perspective and
the associated prospect have inspired and driven the research project. Figure 3 shows the
overlap of the cadastral map and the master plan.

Areas subject to archaeological restrictions 

Areas with natural features 

Areas subject to hydrogeological restrictions 

Areas subject to landscape restrictions 

Areas subject to environmental landscape restrictions 

Wetlands (marshes) 

Archaeological, historical, artistic and architectural heritage 

Rural villas and churches 

E1 – Agricultural area under protection 
 

Buildings of historical and artistic interest 
 

Buildings of considerable architectural and monumental importance 

Urban and regional public parks 

Campsites 
 

Farms of historical interest 
 

Farms and rural buildings of environmental value 

Wetland buffer zones – Art. 52 

Areas subject to reforestation – Art. 52 
 

Cava Grande del Cassibile Reserve: Pre-Reserve 
 

Cava Grande del Cassibile Reserve: Integral Reserve 

Cassibile Integral Reserve 

Nature Reserve 
 

Pantano Vendicari Nature Reserve: Pre-Reserve 
 

Pantano Vendicari Nature Reserve: Integral Reserve 
 

Areas subject to environmental restrictions (150 m from streams) 

Roads of territorial interest – Art. 57 

Areas subject to environmental landscape restrictions – Art. 46 

Figure 3. Overlapping of Municipal Masterplan of Noto and cadastral map.

The next figures provide an early factual representation of the phenomenon of building
spread in the rural territory of Noto. Figure 4 shows the crop maps in the Cadaster database,
revealing a significant concentration of valuable crops, such as almond groves, citrus
orchards, and vineyards, in the southern flatlands. In contrast, the central-northern area is
dominated by pastures and wooded pastures, with only a few tree species present. The
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study also notes that wooded areas cover approximately 10,394 hectares, corresponding to
18% of the total municipal area.

 

Figure 4. Crop mapping of the Noto rural territory (source: Internal Revenue Service). Cadastral
Cartographic Geoportal (accessed on 18 November 2024). The light-to-dark shade of the colors
indicate the concentration of each crop within the different territorial units.

Olive groves, arable land, and wooded arable land are widespread throughout the
territory. In the south, on the border with the municipality of Pachino, there are numerous
agricultural greenhouses. Landscape features such as ponds and reed beds enrich the area’s
environmental and landscape quality.

Figures 5 and 6 show the progressive increase in building assets within the municipal
territory over the three observation periods, 2000, 2007, and 2012, sharing the same data
format. The figures show the overall increase and the local increase in four details. The
analysis and representation of building development, shown in Figures 5–7 (the latter
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relating to the period of 2000–2012), confirms the most significant concentration of buildings
along the coastline and in some inland areas of the territory.

Figure 5. Building asset development: (a) 2000 (gray); (b) 2007 black; (c) 2012 (red).

 

Figure 6. Building asset development in four sample areas: (a) 2000 gray; (b) 2007 black; (c) 2012 red
(source [29]). The numbers refer to the areas delimited in Figure 5.

Figure 7. Development of buildings over time from 2000 to 2012.

Figure 7 shows the mapping of building asset increasing from 2000 to 2007, from 2007
to 2012, and throughout the entire observation period (2000–2012).
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3. Methods
3.1. Conceptual Premises

As mentioned, the phenomenon of real estate colonization of rural territory is meta-
structural in nature, as transformations are carried out from below as a result of individual
motivations and within the limits of property rights. However, it spreads on a vast scale
beyond the scope of governance exercised by institutional bodies [73], thus determining a
slow and seemingly imperceptible transformation. The impact of this transformation on
the landscape comes from the distortion of the original functions and economies of the
underlying territory. In a different sense and with different aims, Brunetta and Voghera use
“meta-structure” [74] as the dimension characterizing landscape, assumed here, instead, as
a “hyper-structure”.

A superficial perception of this phenomenon cannot grasp the essence of the real estate
hybridization of rural landscape, accepting it as an endogenous, natural, and necessary
process without considering its spatial and temporal extension—i.e., its pervasiveness and
irreversibility. In fact, the vastness of Noto’s territory makes it impossible to grasp the
full impact of the construction process at a glance. Furthermore, the progressive physical
obsolescence of built heritage will exhaust its property value potential in the medium term.
This reveals an inability to encourage sustainable maintenance and redevelopment in the
absence of consolidated environmental sensitivity or identity [75,76].

As previously mentioned, the landscape is the primary cognitive and axiological
dimension of value judgements about the territory. This is particularly true in the presence
of “little-apparent phenomena”, the mere appearance of which conceals the subterranean
and progressive nature of the landscape’s decay.

Moreover, the increase in construction in rural areas has consequences that a percep-
tual approach to the landscape fails to consider. These consequences include the progressive
physical, technological, functional, economic, and typological obsolescence of buildings,
which is due to significant maintenance costs and likely changes in lifestyles. This obsoles-
cence will lead to the dissolution of the unity of the rural landscape.

The need for an overarching approach suggests outlining a landscape interpretative
model that organizes its axiological components according to a linguistic hierarchy: lexicon,
semantics, syntax, and pragmatics.

Such an arrangement supports a more coherent axiological contextualization of build-
ing development within reference landscape. The latter, in fact, is a place defined by the
values and relationships rather than by administrative boundaries or physical consistency.
The four levels are as follows: lexicon, semantics, syntax, and pragmatics.

Lexicon involves selecting and defining the signifying units of the territory and build-
ing phenomenon, as well as describing how they interact to redefine the landscape context.
The lexicon supports the denotative function of the proposed evaluation and interpretation
model by facilitating observation and description. It selects relevant data based on its sig-
nificance in the landscape narrative. Conversely, the landscape’s representation is mediated
by a selective code consisting of the database’s extension, articulation, and internal and
external consistency.

Semantics define the relationship between the signifying characteristics of an object
and its meaning within a given and consolidated communicative context. In this study,
semantics connect the characteristics of the territory with the landscape value that they
contribute to or affect. Semantics oversee the model’s evaluative function, establishing the
“vertical” relationships between signifiers (lexical terms) and significances (their impor-
tance), thus connecting factual and value aspects.

Syntax, in general, is the way in which signifying elements are combined into larger
units (phrases, clauses, and sentences). In this experiment, reference is made to the structure
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in which the value terms associated with each territorial unit are arranged according to
their contribution to the value system of the landscape unit. Syntax defines the “horizontal”
relationships between signs. In this sense, the terms of the evaluation model to which value
attributes have been assigned (value bearers) are positioned within the hierarchy of levels
of representation. This supports the overall interpretation of the territorial system under
study due to the coherence between the fundamental axiological categories it coordinates.

Pragmatics is the branch of linguistics that studies the actions induced by language
use in a given communicative situation. The basic unit of study here is the linguistic act [77],
which is subject to value judgments concerning not only grammaticality—i.e., good seman-
tic and morphosyntactic formation—but also appropriateness and communicative success.
In a participatory planning process, this judgement plays the role of an “illocutionary
act”; it then ‘takes effect’ by triggering a set of rights and duties for the participants. The
pragmatic aspect of this study concerns the relationship between the axiological profile
of a territorial unit and the associated planning pattern, according to the linguistic nexus
between “performativity and performance” [78].

3.2. The Model

Consistent with the above conceptual premises, particularly with regard to the four
linguistic levels, the cognitive path for the axiological representation of urban sprawl
in rural areas within the context of proactive, integrated territorial policies comprises
four stages.

Observation and data mapping of rural areas and building asset development over
a 12-year period. The Regional Geographic Information System Technical Cartography
database (RGISTCdb) and the Revenue Agency Provincial Cadastral database (RAPCdb) are
the primary sources of the constitutive and structural database, providing the fundamental
information units on which the entire information platform is based. Accordingly, the
proposed model was developed. The former contains physical and quantitative data, while
the latter provides qualitative and economic information. All relevant data and information
units from the above institutional sources have been mapped and are potentially available
in a queryable database. The land description involves the mapping and the data of the
abovementioned 420 CSs, whose aggregate information come from data concerning the
elementary property units, the land cadastral parcels, and the building cadastral parcels.
The building expansion description concerns the building asset extent observed in 2000,
2007, and 2012, by assuming each building unit (BU) as the elementary information unit.

Valuation and axiological mapping of the rural landscape. According to the Multi-
Attribute Value Theory [79,80], the relevant elementary information units, both observa-
tions and valuation scores, have been organized into a hierarchical structure, arranged
horizontally by theme and vertically by level of detail. The structure of this information
model explicitly shows the axiological content of the rural landscape by distinguishing
the extent to which any information unit “is” and/or “has” value (Figure 8). The various
observations of the state of the 420 territorial units, each of which is reported in a specific
measurement unit, have been normalized to a score within the range 0–2 according to a
quadrilinear valuation function based on quartiles that divide the entire spectrum of the
observed variable into four intervals [81,82]. As a consequence, each territorial unit is a
complex information bearer in terms both of observation (the lowest level of the dendro-
gram) and valuation (the intermediate levels of the dendrogram, two for rural landscape,
three for building expansion). These scores have been aggregated at the different valuation
levels according to the following weighted average:

Vg = ∑n
i=1 hijλj (1)
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Figure 8. Dendrogram of the three level of the cognitive, valuative, interpretative pattern, showing
the weights of each criterion and indices at each level.

Under the condition:

∑m
j=1 λj = 1 (2)

where at each level of the valuation pattern:

• Vg measures the quality value recognizable to the gth territorial unit (g = 1, 2, . . ., 420)
across the two branches of the valuation pattern—rural landscape and building
expansion—at each of the two landscape valuation levels and the three building
expansion levels.

• n is the number of the sub-criteria for each overarching criterion, as well as of the
criteria for each of the two of the top interpretative indices: the Rural Landscape
Complex Value Index (RLCVI) and the Building Real Estate Pressure Index (BREPI).

• h is the ith score assigned to the gth territorial unit from the perspective of the jth criterion.
• λj is the weighting factor of the jth criterion, measuring its importance to the others

in the same group (i.e., the overarching criterion or top index). The weight system
was synthetically agreed by a focus group of landscape, rural economics, ecology, and
land planning experts, who provided an internally consistent pattern of the relative
significance of all the criteria.

• j is the index for each criterion and varies for each of the above groups.

Interpretation of the relationship between real estate and rural landscape qualities.
According to the general approach of a value-based decision-making process [83–85] at
this level, the proposed tool provides two top indices, one for each of the two branches:
the Rural Landscape Complex Value Index (RLCVI) and the Building Real Estate Pres-
sure Index (BREPI), whose multiplication provides the Rural Landscape Resilience Con-
joint Index (RLRCI). In general, the latter measures the capacity of the single land par-
cel landscape consistency to absorb the impact of the current and expected real estate
hybridization process.

RLRCI = RLCVI·BREPI (3)

According to the MAVT principles, the axiological representation of these indices can
be more effective if the results of the evaluation are coherently aligned with the concepts of
value and disvalue. In this case, the scores resulting from the valuation step are normalized
again according to value functions, with a score of 0 assigned to the lowest RLCVI and
highest BREPI and a score of 2 assigned to the highest RLCVI and lowest BREPI.
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Consequently, a sample can be considered for interpreting each territorial unit, out-
lining the real estate/rural landscape profile of each territorial unit according to a sample
combination of the three indices.

Planning of landscape conservation measures aimed at mitigating the effects of the
real estate hybridization in rural areas. According to the relationship between the two final
indices, which represent each territorial unit (the cadastral sheets) by combining landscape
value density and building expansion intensity, a set of general rules was established for
the protection of rural landscapes. These rules interpret the guidelines outlined by the
aforementioned planning tools.

4. Application and Results
The results of applying the proposed method have now been developed according to

the four conceptual premises and the corresponding critical, cognitive, interpretative, and
planning stages described above.

4.1. Observation and Description

The results of the first step of this articulated critical approach to the axiological
representation of the relation between the landscape values of rural territory and building
real estate development over the 2000–2012 period is synthesized in the following two
synopses, the first concerning the rural territory (Figure 9) and the second one aimed at the
urban sprawl phenomenon (Figure 10).

Figure 9. Rural landscape observations mapping within the hierarchical cognitive-axiological frame.

Both figures show the syntactic placement of each map within the dendrogram ac-
cording to its role in the overall valuation arrangement. The two strata of the valuations
enabled us to consider both total and unit measurements, each of which provides different,
yet equally important information.
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Figure 10. Building–real estate development mapping within the hierarchical cognitive-axiological frame.

4.2. Valuation

Here, the results of the valuation are synthesized with reference to the normalized
measurements of the variables observed and mapped so far (Figure 11).

Figure 11. Synthesis of the valuation process maps.

Overall, the synthetic axiological representation of the Noto’s rural territory can also
be expressed using some standard measurements concerning the intensity and the extent
of the five value contents across the entire study area. These are represented by the five
indexes at the top of Figure 8.

4.3. Interpretation

The interpretation of the valuation results can be synthesized in three forms.
The first concerns the synoptic maps of the two three indices the Rural Landscape

Resilience Conjoint Index (RLRCI) and the two sub-indices, the Building Real Estate
Pressure Index (BREPI) and the Rural Landscape Complex Value Index (RLCVI) (Figure 12).

The second one concerns the syntactic relationship between the ultimate index, the
Rural Landscape Resilience Conjoint Index (RLRCI), and the two sub-indices, the Building
Real Estate Pressure Index (BREPI) and the Rural Landscape Complex Value Index (RLCVI).
Figure 13a shows the trade-off between the two sub-indices in four different clusters: the
lower the RLRCI, the wider the trade-off between the two sub-indices. Figure 13b interprets
the same scatter by clustering the territorial units by their position within the cartesian plan
according to their minimum, medium, or maximum value, once divided the range of the
two axes in three quantiles.
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Building-Real Estate Pressure Index

min max

Rural Landscape Complex Value Index

min max

Rural Landscape Resilience Conjoint Index

min max

0       1.5       3 km 0       1.5       3 km 0       1.5       3 km

Figure 12. The Rural Landscape Resilience Conjoint Index from the combination of the two sub-indices.

Figure 13. (a) Relations between RLRCI and the two sub-indices, RLCVI and BREPI. (b) Interpretative
pattern of nine axiological sample groups of the territorial units clustered by combining minimum,
medium, and maximum levels of BREPI and RLCVI. The size of the bubbles indicates the Rural
Landscape Resilience Conjoint Index value for each territorial unit.

The third form synthesizes the two previous elaborations, completing the progressive
abstraction process of the axiological representation of the combination of rural landscapes
and urban sprawl. Based on Figure 13b, Table 1 lists the characteristics of each territorial
unit, explaining the meaning of the overall synthetic index level resulting from the sub-
indices. This prospective list is preparatory for the final “meta-planning” process. [86,87]
(Figure 14). The combinations of low, average, and high scores in the first three columns
of Table 1 provide the overall value profile of each cluster of territorial units displayed in
Figure 13b. Each of the three scores is the median of the scores of the territorial units of
each cluster from the perspective of each of the three indices [88].
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Table 1. Interpretative profile of the territorial units for each combination of the three indices.

RLCVI BREPI RLRCI Interpretation of the Real Estate/Rural Landscape Profile of Each Territorial Unit

Low
0.52

Low
0.71

Low
0.36

An irrelevant—current, as well as potential—landscape value combined with strong building
pressure characterizes the settlements that have been developing over time, mainly alongside the
secondary and main transportation networks that connect hamlets and major urban centers. In other
contexts, where the urbanization involves also the coastal areas, the real estate development
expectations overcome the mere utilitarian perspective, definitely erasing any possible restoration
and/or redevelopment of the original rural landscape [89].
In such contexts, the productive and contemplative aspects of the rural landscape cannot be restored.
An effective and orderly planning process should incorporate these settlements into a vision of
rural–urban mutual reinterpretation.
Highest Energy-Environmental Standard (HEES) and Water Management System (WMS) should be
mandatory for building license in these areas.

Low
0.54

Ave
1.04

Low-Ave
0.56

Rural areas with poor landscape values, located close to major urban centers, have been affected by
the construction of second homes, which makes it difficult to redevelop agriculture and contribute to
a sustainable prospect, including biodiversity and the recovery of traditional cultivars.
The quality of extra-urban constructions in these areas needs to be improved by encouraging the
creation of gardens with fruit trees and vegetable crops. HEES and WMS should be mandatory for a
building license in these areas.

Low
0.46

Hig
1.52

Ave
0.70

The areas with poor agricultural and ecosystemic value not yet exploited by building expansion
have a relevant potential for rural development of the original extensive crops and the
redevelopment of biodiversity that could also enrich the ecosystems.
This potential should be realized by encouraging small-scale production facilities, discouraging
second homes, and promoting biodiversity and crops that add value to the local landscape. HEES
and WMS should be mandatory for building license in these areas.

Ave
0.88

Low
0.60

Low-Ave
0.51

The natural development of agricultural activity and the fragile, yet appreciable balance between
production and the formal unity of the territory are threatened by the proliferation of second homes,
which are often sought after by foreigners and tourist resorts. This combination poses a significant
risk of real estate contaminating the rural landscape.
Consequently, given the agricultural sector’s considerable potential and the substantial, irreversible
presence of buildings and real estate, resettlement plans could support the repopulation of rural
areas by the local population. This would preserve the rural character of the area while
acknowledging the significant urban presence.
Average Energy-Environmental Standard (AEES) and WMS should be mandatory for building
license in these areas.

Ave
0.96

Ave
0.99

Ave
0.93

The recognizability of agricultural production methods is complemented by moderate building
expansion, primarily driven by local demand for second homes and sporadic interest in agritourism.
This balance between landscape value and building expansion is an acceptable compromise
between the opposing demands.
This unstable situation requires intelligent territorial policies that prioritize moderate construction
and real estate development while conserving the rural landscape. This landscape is characterized
by unique varieties of plants and traditional techniques that have been integrated into niche markets.
AEES and WMS should be mandatory for building license in these areas.

Ave
0.98

Hig
1.52

Ave-Hig
1.49

Areas characterized by a balanced, productive rural landscape that respects ecosystem values and
that is subject to minimal development pressure offer the greatest potential for protecting the local
culture and way of life, as well as valuable cultivars, and for improving biodiversity.
The total protection of these areas, which discourages the development of any building projects,
could prevent the gradual and unnoticed loss of the rural landscape in its two forms: artificial
(production and income) and natural (educational and contemplative).
AEES and WMS should be mandatory for building license in these areas.

Hig
1.43

Low
0.58

Ave
0.87

In areas characterized by high construction and real estate pressure, the high value of the local rural
landscape can result in either the stabilization of the two components, if the landscape is
characterized more significantly by economic and agricultural aspects, or dangerous destabilization,
if the landscape is characterized more by a varied mosaic of valuable and typical crops, as well as
aspects of ecological and naturalistic value that increasingly attract speculative investment.
In such cases, agricultural policies must collaborate with bodies responsible for protecting cultural
and environmental heritage (e.g., the Superintendency of Cultural and Environmental Heritage and
the Forestry Commission) to launch joint programs that protect areas of high ecological value with a
natural landscape. This will enable the system of restrictions, incentives, and taxes to be
distinguished and adapted.
Minimum Energy-Environmental Standard (MEES) and WMS should be mandatory for building
license in these areas.

Hig
1.42

Ave
0.98

Ave-Hig
1.43

In rural areas characterized by high landscape value in both economic-productive and
ecosystem-contemplative terms, moderate pressure from the construction sector, with low real
estate intensity, makes it easier to distinguish between landscape aspects to be enhanced and
construction aspects to be controlled and discouraged.
This combination most specifically suggests controlling tourist numbers and real estate finance. It
can be more easily integrated into areas with high, as yet unexpressed, speculative potential.
MEES and WMS should be mandatory for building license in these areas.

Hig
1.40

Hig
1.40

Hig
1.99

Areas with high landscape value, low building pressure, and no real estate expectations are highly
fragile. If policies protecting the rural and natural landscape are relaxed, these areas become more
vulnerable to real estate speculation and the construction of exclusive accommodation facilities that
are completely incompatible with the axiological, ethical, and esthetic characteristics of the rural
landscape.
A policy of restrictions based on the combined values of the three indices within this macro-cluster
should be adopted in such areas.
MEES and WMS should be mandatory for building license in these areas.
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Figure 14. Map of the combined levels (minimum, medium, and maximum) of the two sub-indices.

4.4. Planning

According to the findings and their interpretation so far, a critical planning pattern
has been outlined based on the Technical Implementation Rules (TIRs) draft edited by the
Municipality Technical Office on 28 June 2018, which is not yet in force. This TIRs draft
supposes very significant restrictions to the building activity in the rural areas, synthesized
here in Table 2.

The main reason for this proposal is concern about the current rules set out in the TIRs,
as approved by Council Decree No. 634 on 22 November 2001. These rules impose very
weak restrictions on construction and allow significant changes to the rural landscape. This
is further supported by speculative expectations in the real estate sector.

The criteria adopted to outline a protection strategy consistent with the observation,
evaluation, and interpretation processes carried out so far concern the gradual restriction of
the constraints within which construction is permitted for the territorial units marked with
the nine different quality classes, according to the combination of the minimum, medium,
and maximum levels of the two sub-indices, RLVCI and BREPI (Figure 12).

Table 2 shows a comparison of the parameters set out in the Technical Implementation
Rules draft 2018 with those proposed by applying the interpretations of Figure 14.

The first column reports the area classes as defined by the TIRs draft, distinguishing
between: 6.2.4—Dwellings in existing and new buildings; and Art. 6.2.8—Greenhouses; and
Art. 6.3.1—Restaurants and rural farm holidays; and Art. 6.3.2—Tourist accommodation
facilities to promote the use of agricultural land; and Art. 6.3.3—New dwellings for the
protection of agricultural land.
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Table 2. A comparison of the limits and conditions for building development as set out in the 2018 Draft Technical Implementation Rules and as proposed for each
territorial unit according to the combination of the RLVCI and BREPI levels.

Technical Implementations Rules of the Building Development by Intended Uses, Areas Types, Scopes,
Existing or New Buildings

RLVCI Level Min Med Max Min Med Max Min Med Max
BREPI Level Min Min Min Med Med Med Max Max Max

Conditions and Limitations Parameters Values
Draft 2018 Proposal

Art. 6.2.4—Residential buildings

Existing
buildings

1 AU S min in E1 (ha) 3 4 7 10 7 10 13 10 13 16
2 AU S min in E2 and E3 (ha) 3 4 5.5 7 5.5 7 8.5 7 8.5 10
3 Vu first ha (m3) 300 300 350 400 350 400 450 400 450 500
4 Vu add ha (m3) 100 - - - - - - - - -
5 Vu max (m3) 1000 400 500 600 500 600 700 600 700 800
6 H max (m) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5

New
buildings

7 AU S min in E1 (ha) 10 6 8 10 8 10 12 10 12 14
8 AU S min in E2 and E3 (ha) 5 3 5 7 5 7 9 7 9 11
9 Vu first ha (m3) 300 250 300 350 300 350 400 350 400 450
10 Vu add ha (m3) 100 - - - - - - - - -
11 Vu max (m3) 1000 400 500 600 500 600 700 600 700 800
12 H max (m) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5

Art. 6.2.8—Greenhouses
13 AU S min (ha) 1 4 6 8 6 8 10 8 10 12
14 Coverage ratio (m2/m2) 0.35 0.15 0.12 0.08 0.12 0.08 0.05 0.08 0.05 0.01

Art. 6.3.1 Restaurants and farm
holidays

Existing
buildings

15 EB S ground floor max (% incr) 50% 50% 40% 30% 40% 30% 20% 30% 20% 10%
16 EB S ground floor max (m2) 400 200 250 300 250 300 350 300 350 400
17 Camping area S max (m2) 300 100 150 200 150 200 250 200 250 300

Art. 6.3.2 New measures to promote
agricultural use

New
buildings

18 AU S min b1 and b2 (ha) 10 5 8 11 8 11 14 11 14 17
19 AU S min b3 (ha) 5 3 6 9 6 9 12 9 12 15
20 Vu max b1 and b2 (m3) 5000 250 300 350 300 350 400 350 400 450
21 Vu max b3 (m3) 2000 300 350 400 350 400 450 400 450 500

Art. 6.3.3 New residential buildings
to protect rural land

New
buildings

22 AU S min in E3 (ha) 10 6 9 12 9 12 15 12 15 18
23 Vu first ha (m3) 300 250 300 350 300 350 400 350 400 450
24 Vu add ha (m3) 50 - - - - - - - - -
25 Vu max (m3) 1000 250 300 350 300 350 400 350 400 450
26 H max (m) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5
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As for the different intended uses, the parameters are:

- Dwellings: the minimum agricultural unit surface area (AU S min) in hectares nec-
essary for landlords (only agricultural entrepreneurs) to be allowed to build; the
permitted volume for the first hectare (Vu first ha) and additional (Vu add); the
maximum volume allowed (Vu max); the maximum height (H max);

- Greenhouses, also to the coverage ratio;
- Restaurants and farm holidays: the maximum increase in existing building ground

floor surface area coverage ratio (EB S ground floor max % incr.); the maximum total
existing building ground floor surface area (EB S ground floor max); the maximum
camping surface area (Camping area S max).

According to the multiple-objective decision-making approach, which is typically
used in value-oriented planning, the proposed parameters are graded according to the
combined landscape value (RLVCI) and the intensity of building development (BREPI),
representing the “rural land value reality”.

Figure 15 summarizes the proposed percentage dimensions of the single (by articles)
and overall restrictions as an alternative to those set out in the TIRs Draft 2018 for each terri-
torial unit group corresponding to the different RLCVI and BREPI sub-index combinations.
The proposed percentages reveal greater concern for the intended use of dwellings and an
increasing concern due to the progressively higher combined value of the two sub-indices.

 

Figure 15. Percentage comparison between the proposed restrictions and those set out in the TIRs
Draft 2018 for each group of territorial units clustered according to the different conjoint levels of the
two sub-indices, RLCVI and BREPI: partial (by the TIM Draft 2018 articles) and average percentages.
The green bars provide a graphic representation of the percentage values of the restrictions.

In accordance with the spirit of the TIRs draft 2018, the regulatory proposal focuses
on building density. The minimum agricultural unit surface area required for building
development approval is the main concern. Consistently, the distinction between the
permitted volume for the first and additional hectares has been removed from the proposal
due to the overarching restrictions relating to the required minimum agricultural unit
surface area for building development approval.

The highest restrictions have been imposed on greenhouses due to two issues: envi-
ronmental concerns relating to soil impoverishment and esthetic concerns relating to their
visual impact, especially when they occupy large areas.

Other significant restrictions concern residential buildings (existing and new Art. 6.2.4),
and tourism facilities (Art. 6.3.2), due to their complementary nature and combined impact
on real estate contamination. The buildings in these intended use classes are supported by
an implicit speculative aptitude due to their typical technological and functional flexibility.
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Restaurants and rural guesthouses are subject to restrictions in terms of extension, with a
low percentage restriction.

The spatial representation of the proposed rules is the final outcome of the planning
phase. Figure 16 compares the mappings representing the level of restrictions synthesized
for each of the five articles in the TIM Draft 2018 (Figure 16a–e), as interpreted in this
experiment, and the average (Figure 16f).

Figure 16. Synopsis of the restriction level ruled according to the nine combinations of the value level
(minimum, medium, maximum) of the RLCI and BREPI indices.

Overall, according to the structure of the TIRs Draft 2018, which considers the com-
bination of territorial characteristics and intended building uses, these multidimensional
normative representations translate the multiple layouts of rural territory’s value quali-
ties into “practical issues”, i.e., they answer the question “What should be done?”. This
robustly connects the cognitive areas of analysis, valuation, and planning, enabling the
administration to outline multiple scenarios, each relating to different weight systems
(for valuation criteria) and a different rural landscape protection rate (for the restriction
percentage graduation for each level of sub-index combination).

5. Discussions
Here, the rural landscape multilayer representation [90], in terms of data, values,

interpretations and planning measures, has raised important issues regarding the civic
commitment of the economic-evaluative discipline, as well as highlighted the need to
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expand, deepen, and update detailed information sources in order to develop a critical
understanding of territorial values and effectively define policies for the prevention and
containment of landscape risk [91].

In fact, one of the limitations of this analysis concerned the heterogeneity of surveys, in
particular: those relating to economic-agricultural and economic-real estate characteristics
coming from the Land Registry and therefore referring to cadastral parcels and sheets;
those supporting planning, coming both from the Regional Technical Map for details of
the building phenomenon that revealed significant compilation issues; and those coming
from the Regional Territorial Information System for territorial and urban planning infor-
mation. Despite its fundamental importance in representing landscape value, detailed
mapping of natural and environmental features is lacking. Information on the abiotic,
biotic, and anthropic components [92–94] of the rural landscape could support a more
detailed and nuanced valuation and regulatory framework for each territorial unit than
has been considered so far.

The proposed “valuation experience” revealed the different layers of the rural land
and its axiological representation [95], as well as the development and spread of the
buildings, which are visible on the surface as an internal push regarding urban sprawl
due to the phenomenon of second homes for Noto residents, and in-depth as a real estate
dimension related to speculative and financial investments from outside the area. In both
cases, and particularly in the latter, none of these relate to rural structures, superstructures
or their harmonious relationship. At a deeper level, landscape risk arises as a result of
an unconscious, self-generated process of a genetic mutation of agricultural investment,
which is transforming into speculative real estate investment [96], with very clear gambling
elements [97].

The entire cognitive process comprises four layers of conceptual, assumptive, evalua-
tive, and axiological oppositions between the real estate sector’s pressures and the fragile
mosaic of values of Sicily’s rural landscape. These are ultimately resolved through possible
syntheses that provide significance and perspective (Figure 17).

Figure 17. Oppositions and syntheses of the axiological evaluative spectrum of the rural landscape
real estate hybridization process in Noto.

Conceptual categories. Form, force, norm and the value judgment experience.
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1. The rural landscape, understood as a cohesive form of agricultural production terri-
tory, is one manifestation of the economic landscape. It tells the story of the enduring
encounter between natural constraints and technological capacities that has enabled
settled communities’ human capital [98] to create wealth. The part devoted to subsis-
tence has replenished the factors of production, while the surplus has increased the
volume and value of social fixed capital. Above all, this has created the most enduring
“capital of social communication”—a complex of semantic brands that consolidate
territorial identities [99] in the hope of possible inclusive sustainability.

2. The pressure of real estate development on the rural landscape is one of the forces turn-
ing unexpressed potential into the reality of intensive land use in rural areas. Given
the extent of this transformation and the “long, slow centuries” that have shaped the
rural landscape, it is characterized by low-density value and pervasive relationships
between crops and cultures. The transformation of potential into reality and of the
future into the present erodes the margin of expectation and of the “unexplored” and
“unrevealed”—the part of what is possible that exceeds what is probable. The real
estate bet [100]–probably successful—dissipates the hope of the possible identitarian
rural landscape.

3. The synthesis of form and force is realized in the concept of norm. The norm refers
to what is right and not just what is usual, even if it is wrong [18]. Where injustice
prevails, this so called “normality” is not “normal”, even if it is widely experienced
and unconsciously accepted. What is real is not necessarily normal, but what is normal
is real. The norm is the foundation of social reality, which is the reality of values.
The norm becomes all the more necessary when it is threatened by the force used
to enforce short-term demands that are foreign to the shared horizons of which that
form is a clear and indisputable synopsis. The value judgment experience involves
constructing a proposition filled with truth by a content of value, which, as authentic,
implies a duty—a norm, indeed.

Assumptive categories. Inertia, adaptation, and exaptation: creating with what
already exists.

1. The notion of landscape as a cognitive concept is formed as the result of a complex set
of perceptual and conceptual functions [101] that unfold across the entire spectrum of
the affective sphere, where rationality and emotion are synthesized. As mentioned,
the esthetic dimension of landscape implies the ethical one, according to the “ethics
of motive” and the “ethics of the end” [102]. In the former, the ethical value of an
action is judged on the basis of the “goodwill” of the subject directing it, i.e., their
intention. In the ethics of the end, the moral value of an action is judged with refer-
ence to the result, i.e., “the good and evil of all kinds that we find and bring into the
world” [18]. The landscape value experience unfolds through intentional perception—
an active cognition rooted in tradition—that makes contemplation a guarantee of the
resilience of eco-socio-systems of which the landscape is an expressive and commu-
nicative synthesis. This inertia of value constitutes the overriding constraint on all
permissible variations in the territory that are compatible with the permanence of its
landscape value.

2. The rural “landscape hybridization” [103] triggers a process of progressive monetary
abstraction through real estate development, whereby the concrete experience of
value dissolves into the “abstract measure of price”. The market price is formed
unintentionally and unconsciously, i.e., regardless of individuals’ axiological profile
and their ability to “act in the world and make things happen”. This measure of
value spreads by contagion, indifferent to the ethical and esthetic characteristics of
the rural territory, as expressed through the landscape. Consequently, it dissipates
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the set of constraints that ensure the continuity and orderly development of the
fundamental values reflected in the agricultural “forms and forces”. On the other
hand, the formation of prices for rare and irreproducible resources, such as the ones
related to the experience of the landscape—both in a general sense, i.e., in its formal
unity, and in an individual sense, i.e., in its real estate fragmentation—is strongly
influenced by the asymmetry between the economic and contractual power of the
real estate sector (therefore of external players) and that of the agricultural sector
(therefore of local players): the former show a propensity to wait—and consequently
to hoard real assets [104]—which crushes the latter, whose productive commitment,
especially in the face of progressively shrinking margins in the agricultural sector and
the accumulation of environmental issues, cannot withstand the competition. The city
advances by adapting rural space [105].

3. The combination of inertia and adaptation is exaptation, an evolutionary category
introduced by paleontologists S. J. Gould and E. Vrba in 1982 [106] to describe how a
trait that evolved for a certain function can be used for a different function during the
evolution. In practice, a structure that has evolved for one purpose can be “reused”
for another purpose that is new, yet consistent with the limits of the structural link
inherent in the physicality of the trait and within whose functional capabilities this
purpose falls. The creative reuse or recovery of existing resources [107] is one of
the possible ways is one way in which exaptation can occur. From this perspective,
the creative dimension of “secondary activities” associated with agriculture involves
producing landscapes, possibly through tourism, to compensate for the natural decline
in agricultural productivity where necessary but always through alternative uses of
the same resources to limit their dissipation and dissolution into exclusive real estate
assets [108].

Evaluation categories. Syntactic coherences and semantic redundancies: urgencies
and saliences in “social and economic communication”: values and prices.

1. By definition, landscape is a cultural entity that can be recognized due to its syntactic
coherence. This formal unity is consolidated over time through the long-term selec-
tion, combination, and accumulation of ecosystemic and sociosystemic surpluses,
resulting in a unique and irreproducible harmony. Consequently—as a condition
of the existence of settled communities that spread out over time and space and
are characterized by fragile balances due to an increasingly pressing ecological and
environmental crisis—the landscape is one of our most urgent resources. Yet it is often
dismissed as a “secondary good” or “a luxury”. Although cultural assets have recently
been included among the primary goods to emphasize their rarity and fragility, the
need to protect them struggles to be recognized in economic and territorial policies,
and to be heard by governments and administrations. Rural territory is character-
ized as an economic landscape with a structural dimension and an essential material
component. Syntactic coherence, structural dimension, and material consistency are
characteristics that suffice to define the landscape as a primary good, and therefore to
recognize the urgency of protecting its territorial medium.

2. On the contrary, “the city overflows” as a result of a “semantic surplus”, i.e., an
excess of significance over the signifier and therefore, in the real estate sector, of “price
over value”. This new, though not unprecedented, form of inflation constitutes an
“entropic gap” resulting from the dissolution of use value into exchange price. This
dissipation occurs in the short-to-medium term, with stable assets gradually adapting
to the evolution of the functions underlying the progress of “technological, axiological,
and praxeological coordinations” [109]. Depending on economic and financial cycles,
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these saliences either amplify or converge, particularly in the territorial field, where
those coordinations are typically contingent and differentiated.

3. The synthesis of syntactic coherences and semantic excesses, of long and short term,
of urgencies and saliences, and of prices and values, is achieved in two areas of
social communication: vertically, between community and individual, public and
private, state and market; and horizontally, at different levels of communication:
politically, between powers, administratively, between institutions, and economi-
cally, between players and between consumers, toward the reunification of socio-
economic communication.

Axiological categories. Fragility and obsolescence and empathy and apathy. Politeia as
a “value experience”

1. The landscape is a complex set of constraints that expresses the collective intentional-
ity presiding over the territory’s formal unity. As such, the landscape manifests as an
extensive, intersectional whole, comprising different and spread qualities that interact
through weak links. The axiological content of judgements concerning the entity of
landscape relates to its purposes and the most general categories of value. As such,
these judgements are unalterable and cannot be relativized in a historicist or natural-
istic sense. This orderly complex of general, abstract criteria outlines the evaluative
horizons that constitute the orderly, fruitful coexistence of “beyondness” [110], i.e.,
technical, scientific, economic, civil, and moral progress. This axiological positioning
configures the rural landscape as a whole comprising fragilities that can only be
opposed by the movement of empathy—the densest and most demanding area of our
“agency” [111].

2. On the other hand, the intensification of real estate capital—whose expansion
shapes the destiny of the home–city–landscape system through an unintentional,
self-referential, entropic process—is expressed through the growing density of techno-
logical requirements and performance. This contributes to the rapid obsolescence of
manufactured goods and irreversible environmental damage, the result of apathetic
economic and financial calculations [112].

3. The synthesis of the intentional recognition of widespread landscape values and
their formal unity, as well as the unintentional tensions in property prices, is realized
in the super-intentional dimension of politeia—the soul of the city. This existential
quality [113] transforms the principles of sustainability and inclusion into behaviors
and lifestyles and defines the space of the most authentic “experience of value” of the
rural landscape [114]. This is the form and norm of combining the original productive
factors of labor, land, and capital, to which the soul of the city restores authenticity
and relevance.

6. Conclusions
In the broader context of landscape policy, the conflict between “individual and supra-

individual interests is a key aspect of current ecological regression” [115,116]. This is
most evident at the level of local authorities, which interpret the guidelines of the master
plan in varying ways, particularly regarding its adherence to the very essence of the
rural landscape.

Accordingly, the study examined the relationship between the city and the coun-
tryside [117] with reference to the rural area of Noto, the fourth largest municipality in
Italy by area. The relationship was examined through the converging multidimensional
representations of the rural landscape [118] and the dynamics of its buildings and real
estate hybridization as a driver of territorial competition [119].
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The first aspect was addressed using an axiological approach [120], which consid-
ers the various natural (ecosystemic) and anthropogenic (crop quality, productivity, and
agricultural value) dimensions of the rural landscape. The development of rural land-
scape indicators has made it possible to derive three indexes that represent the territory’s
agronomic, economic, and landscape characteristics:

• The Agricultural Value Index, which is directly correlated to agricultural productivity,
shows high values in the southern sector.

• The Economic Value Index is a function of landlord income, agricultural income, and
the capital value of land assets.

• The Landscape Value Index is based on the value of the local landscape, the degree of
tree coverage, and the configuration of the cultivation mosaic.

Secondly, the development of the construction and real estate sector was discussed
in terms of functional and economic motivations. The former are useful for protecting the
territory against agricultural entrepreneurs and provincial and regional residents who use
it for recreation (second homes) [121]. The latter motivations (productive and speculative)
attract investments from outside the region. This process is facilitated by a permissive
regulatory regime. Following on from what has been developed for rural areas, two specific
indicators have been created to measure the construction of buildings:

The Building Expansion Index considers the quantity and surface area of buildings.
The Real Estate Expansion Index is based on the number of properties and the rate of

building cadastral parcels.
In view of the high rate of building development, the Technical Office of the Munici-

pality of Noto proposed a draft of Technical Implementation Regulations in 2018, aimed at
containing the continuous expansion of buildings and the colonization of rural areas by
real estate. The draft substantially but generically tightened building conditions and possi-
bilities with reference to the landscape value of Zones E1, E2, and E3, the characteristics of
future buildings (such as their intended use, typological consistency, and integration into
the local landscape), and the construction of residential buildings and tourism facilities
with the aim of protecting and enhancing the rural landscape. However, this draft has not
yet come into force, meaning construction of large buildings on small plots of land with
very high-density limits is still permitted.

This study interpreted the integration of construction activity in rural areas and
the resulting bottom-up land use [122] as “constitutive mediation between values and
interests”, adopting an axiological approach based on the joint recognition of landscape
values and real estate capital requirements. The latter is always looking for new outlets,
particularly in monopolistic competitive markets. It targets strategic assets characterized
by uniqueness and irreproducibility in markets that are difficult for companies to access
but which are widely accessible to users. Except for local owners of second homes, these
users include holiday home and resort customers, who concentrate their willingness to pay
for a unique “landscape experience” into just a few days of the year.

The relationship between these two inverted axiological realities—the landscape as
structure and the desire for a new, multifaceted type of rent as superstructure—has evolved
through four complementary stages at the three main cognitive levels:

- At the competence level, this representation was achieved by logically coordinating
observation, evaluation, interpretation, and planning to ensure internal consistency
throughout the entire critical knowledge process of the building phenomenon in
rural areas.

- The following levels of knowledge have been defined: the lexicon (the set of words
in use in the formation of propositions); semantics (relations between signifiers and
meanings); syntax (relations between signs); and pragmatics (relations between signs
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and persons/communities). This construct defines the status of goods and processes
as objects and circumstances to which qualities of value and constructive perspectives
are attributed (vice versa for evils and dissolving drifts having dis-value qualities);
their “practical profile” is outlined in the Section 4.4 by answering the question: “What
do we do with what we have the responsibility for?”.

- At the level of awareness, a set of oppositions between the qualities of the rural
landscape and building pressures were defined, as well as their syntheses, in the
following categorial contexts.

# Concepts. The opposition between the form of the territory and the force of
productive/speculative processes converge toward the norm supported by the
experience of value judgment.

# Assumptions. The conflict between resilient traditional values and the per-
vasiveness of real estate finance could be resolved by reconverting the rural
economy to creatively reinterpret the original values.

# Valuations. The experience of value judgment when measuring the dissolution
of the syntactic coherences in the landscape due to semantic exceedances of
the real estate market is synthesized in the landscape dimension of the rural
land economy through the coordination of individual and present interests, as
well as collective and enduring values.

# Values. The tension between the fragility of rural areas due to the spread of
their landscape qualities and the irreversible obsolescence of built heritage
due to its high-performance density is resolved through the creative reuse of
territorial assets that embody original, authentic values recognized by social
communication as the deep soul of the “home–city–landscape system”.
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