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Abstract 
Landscape design of environment has not really found its way into the 

Nigerian property market when compared to what obtains in more civilized 

countries in Europe and the United State of America (Umar, 1987). In 

Nigeria, the need to an additional cost involved in designing a very good 

landscape and also the cost of maintaining such landscape have made 

property owners not to include landscape design in their building plans. 

Property owners would rather do a complete concrete flooring of the whole 

surroundings of the building than spending extra costs on landscaping it 

with flowers, trees and other decorative elements and amenities to enhance 

the value of the property. The study aimed at examining property 

landscaping in the study area with a view to determining its effect on 

property value. The study research questions were outlined as well as the 

objectives were analysed accordingly. The study adopts qualitative 

methodology approach, making use of secondary data due to the nature of 

information required and the time frame required to conduct the study, this 

is to say the researchers are of postpositivist methodological philosophy of 

research. The data were sourced from journals, textbooks, online daily 

newspapers and other online related publications. The recommendations 

were outlined and the conclusion was that, the role of a well-planned 

landscape in enhancing property values cannot be under-estimated. Besides 
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the fact that it enhances property values, it also serves some other physical 

and environmental functions, which are of immense benefits to the 

owner/occupant of such property. 

 

Keywords: Property Value, Landscaping, Land Use, Property Landscape 

and Value to Property. 

 

Introduction 
Landscape can be defined from 

different perspectives depending on 

one’s area of interest and background. 

For instance, Powel (2005) described 

landscape as the world around us 

including everything we see namely 

the earth, water bodies, atmosphere, 

buildings, streets, trees and cave. 

While Nuttgen (1999) defined 

landscape in its widest sense and 

equated it with the environment which 

is literally our surrounding. He 

explained further that landscape is 

everything except human beings. In 

general sense, landscape is 

fundamentally the land as shaped by 

climate and which results in its 

distribution of existing flora and 

fauna. Landscape can be classified 

into two, they are: Natural Landscape 

and Man-made Landscape. The 

Natural Landscape refers to the total 

surface of the earth that can be 

grouped broadly under the 

development of topography which is 

studied through the science of 

geomorphology and the development 

of vegetation as in soil science and 

plant ecology. The man-made 

Landscape, result from the natural 

processes interrupted modified or 

replaced by human being through land 

use planning and development for 

various uses such as housing, industry, 

transportation, mining and recreation. 

Landscape planning is one of such 

means by which the environment can 

be managed, but the quest by man for 

development is responsible for his 

continuous exploitation in his 

environment. Natural environment 

needs to be efficiently planned. 

Landscaping had been in existence 

before the advent of man to the world. 

The concept of landscape started with 

God when he created the Garden of 

Eden and planted trees for its 

beautification and provides a 

comfortable living environment for 

man to keep and dress (Genesis 

Chapter3 vs 1-10).  

Crowe (1997) defined landscape 

planning as creative conservation with 

the purpose of reconciling competing 
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land uses without destroying the natural and cultural resources in which 

societies are found, making the best use for mankind of the limited area of the 

earth’s surface while at the same time conserving its beauty and fertility. 

Landscape is the act of designing, planning, management of the land 

arrangement of natural and man-made elements there on, through application 

of cultural and scientific knowledge with concern for resources conservation so 

that the resultant environmental serves a useful, healthy and enjoyable purpose 

(Garret, 1964). Landscape deals with the beautification and management of the 

environment by the organization of spaces with proper cognizance of the basic 

principles of design. It is an integral part of our culture and plays an essential 

role in the quality of our environment, as it affects economic wellbeing and our 

physical and psychological health.   

The design of good landscape is a major component of a proposed building plan 

and its incorporation has a resultant effect on the total property value. However, 

the installation and construction maintenance of the landscape increase the 

construction cost of a property in the same location. The increment in cost is 

reflected in the value that will be created to the property on completion with the 

landscaped property commanding higher value that the one without landscape 

(Rosiers, 1999). Also, several factors are considered before the rental and 

capital values of properties and the place of a good landscape among the factors 

cannot be under estimated as a result of benefits derivable by both the owners 

of property and the properties themselves. Landscape is one of the   tools which 

lead to the highest and best return on property value in any property market 

(Morley, 2008), i.e. decks, and trees, patios, fountains and paths add value to 

property. 

 

STATEMENT OF PROBLEM  

Landscape design of environment has not really found its way into the Nigerian 

property market when compared to what obtains in more civilized countries in 

Europe and the United State of America (Umar, 1987). In Nigeria, the need to 

an additional cost involved in designing a very good landscape and also the cost 

of maintaining such landscape have made property owners not to include 

landscape design in their building plans. Property owners would rather do a 

complete concrete flooring of the whole surroundings of the building than 

spending extra costs on landscaping it with flowers, trees and other decorative 

elements and amenities to enhance the value of the property. 
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The rural economy that supports most Nigerians is based on the productivity of 

the land, 33 percent of which is cultivated (Umar 1987). Trees, which help 

prevent erosion, are often used for fuel, lumber, material for tools, fodder for 

animals, and herbal medicines. In this regard, the landscape is becoming 

increasingly barren of trees, especially in densely populated areas and urban 

suburbs therefore, decreasing the property value (Fadamiro, 1998). 

It has been observed that property landscape is only found in the big cities and 

towns especially where most of the expatriates reside. 

 

JUSTIFICATION OF THE STUDY. 

The research gives detail account of prevalent of landscape features in the study 

area, and this will be of immense help in forecasting how the future landscape 

prevalence will be. 

The study has shown that landscape has effect on residential properties value: 

hence, it will help investment analysis to make a good forecast for future 

investment in landscape residential properties. 

 

AIM  

The aim of this study is to examine property landscaping in the study area 

(Tambari Housing Estate) with a view to determining its effect on property 

value. 

 

RESEARCH QUESTIONS 

From the foregoing objectives, these research questions are pertinent:  

1. How are the perceptions of property owners on property 

landscape in Tambari Housing Estate? 

1. What are the effects of landscape on the habitability of the 

ambient environment in Tambari Housing Estate? 

2. Does landscape have effect on rental value and property 

transaction in the study area? 

3. Are property occupiers willing to pay for the contributing value 

of property with landscape? 

 

OBJECTIVES 

The specific objectives are, to; 

(i) examine the perception of property owner/occupier on property 

landscape in the study area; 



 

83  africanscholarpublications@gmail.com                                                                               

 2020 

 

(i) examine the effect of landscaping on the habitability of the 

ambient environment; 

(ii) assess the effect of landscape on property rental value and 

property transaction;  

(iii) evaluate the willingness to pay for the contributing value of 

landscape. 

 

LITERATURE REVIEW AND CONCEPTUAL FRAMEWORK 

INTRODUCTION 

This chapter discussed critically the review of the relevant literature and the 

conceptual framework of the study. It examines the concept of property value 

(rental value and capital value) which also expatiating on the principle and 

practice of landscape. Its extensively discuss various effects of landscape on 

property value. Over the past two decades, increase attention has been devoted 

in the economic and real estate literature to the study and measurement of the 

impact environmental externality exerts on property value (Theriault et al., 

1999). 

Several authors have investigated the effect of trees and landscape on values. 

Authors like (Bish, 1995) and (Rosier, 1999) addressed this issue with respect 

to the office market. Payne (1973) was among the first to do so by using the 

traditional valuation techniques, he concluded that the market value of a single 

family house receives a 7% premium on average (between 5% and 15%) due to 

absorbent vegetation, provided that there are less than thirty trees on the lot. 

Beyond that point the impact on prices detrimental. Finally, the maximum value 

of the property and the quality of landscape should be the quality of property. 

In some cases, it may be extra cost and effort to have matured landscape 

specimen. However, while the presence of trees has strong and positive effects 

on residents, preference ratings for the courtyard, grass maintenance also has a 

positive impact on sense of safety. 

 

CONCEPT OF REAL PROPERTY 

In legal terms, land means the top soil and all the strata below and air space 

above. If a building is constructed upon the land, they become part of the land 

although; it is common practice refer to land and buildings as part of property. 

Property is the subject matter of ownership that anything belongs to a person 

given the exclusive right to enjoy a thing, examples are land and buildings. Real 
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property denotes interest and right inherent in the ownership of the physical real 

estate. It is a cluster of rights which could be made a subject of real interest of 

the owner in the property. 

 

TYPES OF PROPERTIES 

According to the principle of real estate by Royal Institute of Chartered 

Surveyors, the under listed are some types of properties: 

• RESIDENTIAL PROPERTY  

Residential properties are generally constructed to mean that property 

primarily acquired for use as a residence. In some part of the country, the 

word residence refers exclusively to a one family dwelling, while 

residential property implies two to four family houses inclusively. 

Examples of residential properties are; bungalow, flat, faces to faces, self 

contain duplex and mansion. 

• COMMERCIAL PROPERTY 

Commercial properties are types of property which generates income 

they are normally zone for business purpose which include parking lots, 

lofts, warehouse, shopping centre, store and shop of all description. 

Property held for the production of income through rental in sub-

classification of commercial properties. Office building, hotels, motels, 

apartment and complexes are example of commercial properties used to 

generate rental income. 

• INDUSTRIAL PROPERTY 

Industrial properties are describing by the America Institute of Real 

Estate Appraisal is a combination of land, improvement and machinery 

which has been adjusted, synchronized and perfected into functioning 

unit intended for the assembling processing and manufacturing of 

finished or fabricated plants industrial property included properties used 

for the production of natural resources. Such as mineral and (agricultural 

resources, this refers to land devoted to and especially suited for the 

raising of crop livestock). These types of property fall within the sub-

classification of income property. The legal role and the principle of real 

property law applicable to the ownership and disposition of this type of 

property are sufficiently extensive to warrant specialization.  

• AGRICULTURAL PROPERTY 

These are area of land cultivated for the production of crops, commercial 

timber, pasture and grazing lands and land left to fallow during a growing 

season. A stinking feature of agricultural properties is that when in the 
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path of growth of urban area, they begin to take on a double aspect, and 

will eventually be converted to urban uses. Also, agricultural properties 

account for the largest properties of the total area that may be said to 

have economic value. 

• RECREATIONAL PROPERTY 

These refers to resort properties such as beaches, parks, game reserves, 

service area, indoor tennis courts, open spaces and properties used for 

recreation and closely related activities. Other type of property includes 

educational property, special property, etc. 

 

CONCEPT OF VALUE 

Value by its ordinary definition is basic economics is the utility or satisfaction 

which a good of services offers (Olusegun, 2000) value means different things 

to different people but it is normally express in momentary forms which indicate 

the power of the commodity to command other commodities in exchange. 

Subject to certain conditions, it approximate to the market price. But this not 

the only way in which value may addressed and for exchange, it is best to 

describe the basis on exchange or market value to distinguish it from the other 

(Thorncroft, 1965). 

 

PROPERTY VALUE 

Values for property are exchangers of money for the right to use the property, 

(Bish, 1975). According to him, the right to use may be constrained by building 

codes, zoning law and other applications of the police power of local 

government. There are two prices for the right to any property, a ceiling price 

and floor price. The ceiling price is the maximum that a buyer will pay for a 

particular right. The floor price is the minimum that the holder will take to give 

up bad rights. The actual selling price for any right must therefore lie between 

these prices as long as the ceiling price is higher otherwise and exchange will 

take place. There are many factors that can affect the two prices to the right to 

any property. These factors, which can be determined by the nature of 

environment and the property itself, are: 

 Location of property and neighbouring land uses 

 Aesthetic of the environment 

 Accessibility of the property 

 Quality of structure and finishing. 
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 Method of waste collection and disposal 

 Age of the building 

 

These would go a long way to determine the expected utility from the property 

and therefore the worth of value placed on it by both the buyer and holder. 

 

ATTRIBUTES OF PROPERTY VALUE 

Value is said to be created by, and varies with changing factors in its 

relationship. The ability of a property or object to satisfy man’s need and desires 

together with its degree of scarcity and utility compared with others makes man 

to ascribe value to it. Real property has significance only as it satisfies mans 

need and desire. It is the man collective desire for a real property that gives rise 

to value. The measure of the property value is a function of its degree of utility 

and scarcity relative to comparable utilities. Thus, for property to have value, it 

must have some attribute or pre- requisites. Certain pre-requisites need to be 

met in other to bring into focus the concept of real property value. This includes; 

 Utility: this pre-requisites for determine the value of real property. It is 

significance or the advantages the purchaser or buyer of a property derive 

from it. 

 Scarcity: there must be an element of scarcity and supply in other for a 

property to command value regardless of its utility. Otherwise it would 

be free goods. For instance, is useful for very many purposes but because 

it is in free supply, it has no economy value. 

 Future satisfaction: this is the expected flow of returns or satisfaction 

from the acquisition of property. For example, the expected flows of 

returns on a house maybe considerer in terms of the rents that will accrue 

if the property is let or sold. 

 

FACTORS AFFECTING PROPERTY VALUE 

 Accessibility: A landed property that is easily accessible will have 

higher value than the one sited in an area that is not accessible. The 

profitability of any site dependent, for urban business uses or 

accessibility. The demand for properties also depends on accessibility to 

some extent. It is also found that the residential demand depends on 

utility and satisfaction and the residential users seeks that the site which 

allow the users to maximize its utility. 
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 Adjoining properties: this has to do with the effect of other properties 

that surround the landed property. A residential property that is located 

in an industrial area will be reduced in value compared with the same or 

similar property located in a high-income residential area. 

 Facilities: this is another attribute of landed property that tends to 

influence its value. A landed property that is located where all the 

necessary facilities needed to make life comfortable, will command a 

higher value than one which has none or inadequate facilities. 

 Location: the location of a property influences its value to a great extent. 

In a situation where there is provision for social amenities, infrastructural 

facilities and adequate conveniences definitely the property will be of 

utmost value. The property will be available to a large market and the 

value will be high. 

 Utility: the use to which a landed property is put into could really affect 

its value. If the property is fully use, will be high but if it is not adequately 

used, the value will be low.  

 Durability: a property that is not of good attributes will not command a 

high value. This is because after a while, the property is either re-

developed or renovated. Also, the building materials of a property will 

determine if the buildings material will have an enduring life span, thus 

making it to have a reasonable value. 

 Scarcity: there must be some degree of scarcity in its supply and the 

factors of demand scarcity are interdependent and this goes a long way 

in affecting its value. When the demand for a landed property is higher 

than its supply, that landed property will command great value. But in a 

situation where the supply is more than demand. The value will be low. 

It is good if there is an effective demand because this will go a long way 

in increasing the value of landed property. 

 Complementary: Land uses have to complement each other. 

Complimentary will influence the value of the landed property in the 

sense that in an area where industrial properties are located, it will be 

unheard of to relocate residential property as the value will be very low 

(i.e. the value of the residential/l property) as they do not complement 

each other. It will be different if the residential property was located 

within recreational area. Here, the value is increased as the two 

complement each other and they are not harmful to each other. 
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CONCEPT OF LANDSCAPE 

The world view on landscape shows that the British landscape tradition 

dominates large forest both economically and culturally; the Mediterranean 

emulates small scale agriculture and also the Chinese has evolved traditions of 

abstract ornament gardens in landscape design for property. Through the middle 

ages, forest in England were managed primarily for three uses, timber for the 

wavy, firewood for the common people and game production for the people. 

The emphasis on landscaping are created on early and significant association 

between the elite of society and natural areas as close advisory to the king were 

often lords of valuable lands and was expected to ensure a plentiful supply of 

animals to hunt during royal visits. The British communities heated the most 

positively to shade trees. They also expressed the greatest willingness to plant 

shade trees, had the most shade trees per square meter on their properties and 

were the only group killed naturalized parks. Concurrent with the industrial 

revolution was reaction in British against industrial development that 

romanticized the world of nature Vicki, (2006). The English landscape brought 

the country into the city inform of green space planning in other to maximize 

and the negative effects of industrial manufacturing such as pollution and 

visually unappealing factories. 

Chinese landscaping history reflects the relationship between Confucianism and 

Taoism two rival philosophies that underscore much of Chinese culture. 

Confucianism imposed a rigid social hierarchy which in turn, influences urban 

planning. Chinese citizens had little or no direct role in shaping the city, and 

what little green space exists in Chinese cities is under the control of the 

government. For the Chinese, unlike the British who sought privacy by having 

nature around the home, the space outside the home is unimportant because the 

inner courtly and was the traditional area where the rigidity of Confucianism 

gave way to the experimental philosophy of Taoism courtyard. Trees play a 

very small part in Chinese gardens, water, stone, and buildings are the critical 

elements of the Chinese garden, and a highly influential style manual. 

 

THE EVOLUTION OF LANDSCAPE 

The physical landscape evolved as a result of interaction between man and 

individual, and as a part of human society on one hand and non-human nature 

as a set processes and as store house of material on the other hand (Fadamiro, 

1998). In his definition, he defines landscape planning as the process of 
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arranging elements in the spaces provide for creating an environment for the 

satisfaction of human requirement. The enormous and the accelerating 

expansion of the technological development of the human race have produced 

a parallel expansion in the human, urbanization and the sterilization of the 

landscape. This has aggregated the misuse of land resources, haphazard urban 

development, and piecemeal and uncharted rural development. The objective is 

to consider the entire landscape as experienced by individual beings and general 

design processes as they applied to specified project like garden, plant and cities 

so also is the intension to combine feeling and thinking, enlighten imagination 

with hard predictability to evolve an environmental quality. The final criterion 

of the quality of physical environment is thus to relationship is established 

between the following element: 

• Structures: These are building, street, roads, and highways, parking 

areas, utility above and below ground. Open space for pedestrians only. 

• Nature: This includes ground forms, rocks, plants and water bodies. 

The basic frame work of fundamental natural processes surrounding our 

activities in the landscape include climate, vegetation, wind, flood, ice melting 

volcanic action and earth movement. The increasing intensity in landscape 

development thus include those of water shorelines, microclimates control, 

slope and soil changes in plants and animal communities waste disposal, 

extraction of mineral resources, transportation and the use of land for work, play 

and home living conscious design processes as they are conducted today tend 

to concentrate on these land use problems primarily in urban areas, touching on 

the other factors only as they are connected with such use. 

Hence, landscape must work within the forces of nature with clear 

understanding of their potential effect upon its product. Also, with the areas of 

natural processes which can be controlled or directed, design must endeavour 

to guide human activities towards that constantly adjusting equilibrium of man 

and nature, which is the conservation idea.  

Property landscape are available for people attempt to meet their need for a 

sense of security and creativity, pleasant views and vistas, adequate and 

comfortable enclosure, graceful continuity and transitions and relation to 

history. The landscape could be remoulded to help supply such needs through 

constructive, profitable and creative social program such as housing, health, 

recreation, culture and education with the aim of improving the property value. 

The landscape as the world around us is one continuous experience in time and 
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scope throughout our lives complete as far as we see or move at any given time 

and place. 

 

SIGNIFICANCE OF LANDSCAPE  

The following are the main objectives of landscape: 

 To conserve and promote the existing values of natural landscape 

 To design for beautification of the building and its environment 

 To promote and enhance the property value with the effect of landscape 

 For users’ comfort and to enhance closeness to nature. 

 To provide environmental protection and erosion control as well as 

creating balance ecosystem. 

 

FORMS OF LANDSCAPE 

The following are the types and forms of landscape: 

 Primary landscape 

 Natural landscape 

 Cultural landscape 

 

PRIMARY LANDSCAPE 

The results from the purely natural factors without human interfere. The long-

term co-existence of its element and their natural interference has brought about 

the equilibrium resulting in permanence and harmony of the natural 

environment. The overbearing of one or few natural elements in certain areas 

or location brought about the difference forms of primary landscape. Such 

conditions occur nowadays in our situation and mainly in those areas of the 

world where human interference have been impossible or the economic 

development appears unprofitable. Examples are the high mountains, artic 

region, deserts swamps and thick forests. 

 

NATURAL LANDSCAPE  

This is creation that emanates from the first stage of transformation of the 

natural environment by human interference. The changes are still unnoticeable 

and the natural flora still dominate the cultural ones. The resulting forms are 

derived from the primitive stage of human civilization as man gatherer, man 

hunter, shepherd and low productive farmers  

 



 

91  africanscholarpublications@gmail.com                                                                               

 2020 

 

CULTURAL LANDSCAPE 

This occur when the charges introduced by human activities are so deep and 

basically involving that the newly attained stability may be maintained only by 

constant interference of man. 

The two main types of the cultural landscape include  

 The harmonious cultural landscape where the lands use is adopted and 

fits well that of the natural environment. 

 The degraded cultural land use which occur when man using his new 

economic activities usually look for excessive benefits and causing the 

progressive growing of desirable charges in the natural environment. 

 

LANDSCAPE FEATURES AND COMPONENTS 

Landscapes are typically made up of discrete elements commonly termed 

patches, which are relatively homogeneous areas that differ from their 

surroundings (Forman and Alexander, 1998). The arrangement and number of 

different patches creates heterogeneity within landscapes (Wiens 2002). These 

landscape patches are otherwise known as components of landscape. Abu 

(2010) categorised these components as tangible and intangible enrichment 

items of landscape. Tangible enrichment items are landscape features that are 

visible which include stones, specimen plants, water while intangible 

enrichment items appear to the sense other than sight. For instance, many plants 

are noted for their fragrance and or for the tasty fruits they provide; also, an 

aromatic fragrant plant beneath a bedroom window is a sign of thoughtful 

landscape development. Winds blowing through trees to give distinctive fine 

sounds, running water etc. are example of intangible enrichment items. Rural 

Payment Agency (2007) categorized main types of landscape features into 

Landforms (which are characterized with physical attributes such as elevation, 

slope, orientation, stratification, rock exposure, soil type mounds, hills, ridges, 

cliffs and valleys), Water forms (rivers, streams, canals, lakes, ponds and their 

associated valleys); trees, ancient earthworks such as castles, forts, ditches, hay 

meadows, water meadows, heathland, bogs and natural geological features such 

as gorges, caves, swallow, holes, rock formations etc. The landscape as the 

world around us is one continuous experience in time and scope throughout our 

lives complete as far as we see or move at any given time and place (Abu, 2010). 

District of Colombia Historical Preservation Guidelines (1992) opined that 

landscape major components include sidewalk and paths, trees and shrubs, 
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driveway and curb cut, fence and retaining walls, decks and patios, garage, 

sheds and other secondary buildings. Witt, Nash, Fountain and McNeil (2007) 

further opined that no plant is perfect in every respect. In fact, most plants have 

some undesirable characteristics but trees and shrubs bring beauty to home 

landscapes. Plants from around the world could be introduced into the landscape 

and provided with the care needed to ensure their long-term beauty and success 

(Abu, 2010). Also, Gibbons (1999) described driveways as vehicle access ways 

between a street and an abutting property. In low-density residential areas, 

driveways are often single lane paved areas connecting a carport, garage or off-

street parking area and a street. As a general rule, driveways should be designed 

to be as narrow, short and few as possible. Driveways are either straight or 

curved, with single or multiple lanes. The common driveway types are the 

single slab, made of asphalt or concrete, and ribbon, made of two parallel strips 

of pavement with grass or stone in between. The single slab is more common 

as ribbon drives are deemed impractical where the driveway is long or curved. 

The design and placement of driveways contribute to the character of a property 

and its neighbourhood. However, the placement, width and design are regulated 

by codes (Chicago Department of Transportation, 2007). 

Sidewalk and path are located in the front yard and help to define the character 

of landscape. Sidewalks, as opined by United States Department of 

Transportation (2007) like roadways is designed to serve all users such as 

children, older people and parents with strollers, pedestrians who have vision 

impairments, and people using wheelchairs and other assistive devices. Chicago 

Department of Transportation (2007) suggested that sidewalk surface material 

should consist of concrete or asphalt; however, tile, stone, and brick can also be 

used. Typically, sidewalks of concrete and asphalt are firm, stable, and fairly 

slip resistant when dry. A broom finish used on concrete sidewalks increases 

the slip resistance. Surfaces that are not slip resistant are especially difficult for 

people who use wheelchairs or walking aids to travel across. Crutch users, for 

example, rely on being able to securely plant their crutch tip to travel effectively 

on the sidewalk. Fences are used to define property lines and create a sense of 

enclosure and provide property privacy. Riverside Municipal Code (2008) 

opined that construction of a fence or retaining wall should be done with a 

decorative masonry material subject to Zoning Administrator approval. 

 

THE SCOPE OF LANDSCAPE BUSINESS ON PROPERTY VALUE  

The term landscape has many different meanings to different people. some see 

it as a business that involve growing of plants other picture it as sitting before a 
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large drawing board planning beautiful garden, while some also see landscape 

as growing and planting of lawns, shrubs, building potion and erection of fence. 

The scope of landscape business includes;    

 

LANDSCAPE INSTALLATION  

Landscape installation increases the property value which is the actual 

construction of the landscape and the process usually lifts the landscape from 

the paper and brings it into reality. The knowledge of specific construction 

techniques such as surveying brickwork, plumbing, lighting, wiring, woodwork 

and the use of heavy equipment and hand tools are required here. It further 

requires the knowledge of local lifestyle, behavioural patterns, plant materials; 

soil and climate characteristics and the source of the supply of necessary 

materials affect the property with landscape by increase the value  

LANDSCAPE MAINTENANCE: Landscape maintenance increase the 

property value it encompasses the upkeep of landscape after the installation. 

Since landscape is dynamic, they alter their appearance and size each season, 

thereby requiring different type of maintenance at different times of the year. 

 

ENRICHMENT ITEMS FOR LANDSCAPE 

These are elements of the outdoor which are not essential to the formation of its 

walls, ceiling and floors. The enrichment items for landscape include; 

 

NATURAL ENRICHMENT ITEMS  

These are elements which have been formed by nature and are either at the site 

by the landscape. They are tangible and intangible  

 

TANGIBLE ENRICHMENT ITEMS 

The tangible enrichment items can be categorized to include;  

• Stones: Rocks boulder and natural outcrops are valuable additions to any 

landscape. This must not be allowed to overpower the design. Large 

boulder stones can be used to add a garden for sitting and other functions 

while rocks formations can add natural enrichment to properties.   

• Specimen Plant: This may be used as sculpture for their usual growth 

habit and their blossom of foliage colour. Pruning may add more to its 

beauty. A good example is masquerade (Asaka plant). 
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• Water: It occurs and still quiet pools, landscaping falls, water possess 

natural quality that are both tangible and intangible. They should 

consider any existing water on the site since it is strong attraction for 

people. They like to be near it, listen to it, and watch it ripple or fall, fish 

in it, swimming and sail in it. It is the most popular of all recreational 

and aesthetical enrichment items. 

 

INTANGIBLE LAND ENRICHMENT ITEMS 

These are enrichment items, which appear to the sense other than sight. Many 

plants are noted for their fragrance or for the tasty fruits they provide. An 

aromatic fragrant plant beneath a bedroom window in a property is a sign of 

thoughtful landscape development. Winds blowing through trees gives distinct 

fine sounds birds are running water also have intangible qualities. 

• Outdoor Furniture: These may include chains lounges and table; park 

beaches trash containers, playground equipment and other specialized 

items. Lightweight aluminium tabling with plastic/mesh stripping or 

concrete materials are good example. 

• Plants Containers: Provides the means for bringing flowers into urban 

and other areas where are necessary. They can be used architecturally to 

emphasize such or to define area available for pediatrician. Plant 

containers should be used in area where it is possible to grow plants 

naturally in the open ground. 

• Outdoor Art: The use of sculpture can add to the sites attractions but 

are expensive and should be selected with cost implications and expected 

solutions well considered. 

• Pools and Fountains: From large in ground installations to small above 

ground forms the pool has caught their interest of many homes owner 

but good landscaping consider the use of water where space weather and 

budget permit. Examples are large fountains in shopping malls and 

pedestrian plaza and recalculating fountains in strategic locations. 

• Night Lighting: This is used to increase the amount of time a garden 

maybe enjoyed each day. It provides safety and security for landscape 

user creates special effect such as colour lighting and foliage. It is also 

used to maintain some visual relationship between house and garden that 

exist during the daylight hours. 
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USEFULNESS OF LANDSCAPE TO PROPERTY 

Landscape can be used in different forms to enhance the development of our 

environment and increase property value. It can be used to control the adverse 

effects within our environment. The adverse effect could be man-made or 

natural. For instance, the degraded environment as a result of uncontrolled uses 

of the environment or the destructive effects of wind-storm flooding, and the 

reflective effects of the solar energy, harshness from the burning rays of mid-

day sun particularly during the dry season and host of other; form the core of 

these adverse effects. The use of landscape in the control of these adverse effects 

could be made in the following ways. 

 Landscape could be used to ensure thermal control in built environment. 

The landscaping features are designed to act as absorbent of heat, as well 

as shading off the sun glare 

 It could be used for diversion of storm wind. This involves the use of 

landscape features to act as wind breaker to counter the destructive effect 

of strong winds. This is one of the reasons for the encouragement of trees 

planting in property environments. 

 Landscaping features could be used as shelter-belt to prevent 

encroachment on adjoining zone. Trees are consciously planted, around 

such a town and designated as green-belt to prevent further expansion in 

the form of encroachment. On the other hand, the encroachment of desert 

into the adjoining arid zone could be prevented by the introduction of 

shelter-belt. 

 Soil erosion cause as a result of surface-storm water run-off could be 

controlled by the use of landscape. The control of erosion can be 

temporary just for a short period of time; or permanent. The duration of 

such control could be dictated by the type and nature of landscaping 

features introduces or used. 

 The reflective effect of solar energy particularly during the sunny day 

could affect eye sight when driving. This is more pronounced when 

driving on paved surfacing that are characterized with reflective 

tendencies. Rather than encouraging darkened paved surfacing, other 

landscaping elements particularly grasses are used as absorbent of solar 

energy reduce the reflective effects. 

 Landscape could be used to filter dust particles particularly along dusty 

roads and dust generating industrial environment like cement 
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manufacturing industry. The dust produced is sieved out by the leaves of 

trees and plants planted around the property location. 

 Landscape could be used to control noise both at the source of generation 

and outside the source of generation. The controls of the noise at source 

require the use of landscaping elements to muffle the noise at the point 

of production (or generation).  For example, fencing round a noise 

generating factory with bricks and mortar in a bid to enclose the point of 

the noise generation with a tall wall fence.  

 To provide privacy: landscaping features can be used to act as fences 

round the building (or a giving space) with a view to cover up or block 

off line of vision from external point, or provide separation between two 

or more object or location.  

 To provide shade: landscaping features could be used to act as canopy, 

to protect the object underneath from the harshness of the sun. Often time 

shade trees with ornamental flowers are used to line major road and 

lawns in institutional campus. This provides a cool environment for 

pedestal. 

 Landscaping for health- promoting purposes could be viewed in to 

different perspectives. The first perspective considered the symbiotic 

relationship that exists between man and plant. For the survival of man, 

he needs to breathe in oxygen at a continuous stream and produce 

carbon-oxide and the second perspective considered the exploitation of 

the medicinal value of plant as a major component of traditional 

medicine in any African setting. The use of herbs in the treatment of 

some ailment cannot be relegated to the background. 

 

LANDSCAPING INFLUENCE ON PROPERTY VALUES 

Landscaping provides a clear indication that landscaping features do exert a 

significant impact on property prices.  Landscaping features on the one hand 

and property type or demographic structure on the other proves very useful in 

that it allows for a better qualified interpretation of landscaping influence on 

values. 

The findings can be summarized as follows: 

 A positive differential in the percentage of tree cover between the 

property and its immediate neighbourhood, raises house value by 
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roughly 0.2% for each percentage point, which could be interpreted as 

a scarcity premium; 

 The higher the proportion of retired people in the neighbourhood, the 

more beneficial to the market value of a given property the presence 

of trees in its vicinity is.  For bungalows and cottages though, the 

higher the percentage of ground cover (lawn, flower arrangements, 

rock plants, etc.) on the property, the higher the value, each percentage 

point adding some 0.2% to the price; and 

 

Finally, the presence of a hedge or landscaped wall (Hedge) raises a property 

value by nearly 4%, which can be assumed to mirror both the enhanced visual 

appearance from the home and the increased intimacy it provides. 

 

THE LANDSCAPE EFFECT ON PROPERTY VALUE 

Landscape and its effect on property value, plants have a powerful effect on 

people. We love their scent and texture the way they move in the wind, their 

fruits and flowers and the birds and insect they attract, we enjoy the patterns of 

light and shadow they create and the way they grow and change with the 

seasons. Property landscape can also provide practical low, cost solution to a 

number of site problems plants can control dust prevent soil erosion block the 

wind, provide should alternate found and increase privacy. Its wonder that 

gardening is the number one bobby in the United States. Landscaping is one of 

the few improvements that add more value to real estate than it costs to 

installation. Landscaping improves curb appeal this is, that important first 

impression a buyer gets when he sees your house. Quality landscape takes time; 

some of the great garden in land was designed to mature in two years on better 

beyond the left time of the owner. Appropriate well landscape increases in value 

over time. With landscaping, value is directly located to size and permanent 

.Tree and the most value, following long live flowered shrubs such as 

rhododendrons and commercial short, lived plants such as prescribe and 

Mediterranean , add less value by and large , positive tree over differential 

between the property and its immediate neighbourhood provided it is not 

excessive translates into a higher house value finally , a high percentage of lawn 

cover as well as feature such as flower arrangement , rock plants the presence 

of a hedge, etc. on command a substantial market premium. 

However, it can be assumed that aging population and the ensuring propensity 

for cocooning, providing a soft protective plant covering should result in home 

owners spending an increasing portion of their income on landscape. Landscape 
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maintenance increases the property value which is the care and upkeep of 

landscape after the installation. Since landscape is dynamic, they alter their 

appearance and size each season, thereby requiring different type of 

maintenance at different times of the year. Landscape installation increase the 

property value which is the actual construction of the landscape and the process 

usually lifts the landscape from the paper and brings it into reality. The 

knowledge of specific construction techniques such as surveying brickwork, 

plumbing, lighting, wiring, woodwork and the use of heavy equipment and hand 

tools are required here. It further requires the knowledge of local lifestyle, 

behaviour patterns, plant materials; soil and climate characteristics and the 

source of the supply of necessary materials affect the property with landscape 

by increase the value of the property. 

Recently, Anderson (2005) conducted a similar study in Athens, Georgia, and 

concluded that 10 percent increase in landscape (relative tree) cover could result 

in a premium of to $3,240 of the residential value of property. Abayomi (2002) 

use the hedonic approach to measure landscaping effects on house values. 

Though this study is not directly on trees but landscape share some features with 

tree shade and their methods of pricing is the same. The study found out that a 

one percent in ground cover resulted in 0.2 percent increase in selling price. The 

study also found that as the density of visible vegetation on the property 

increase, there is 2.2 percent drop in the price of the house. A recent study by 

Anderson (2005) shows however that results can be sensitive to some 

unobserved neighbourhood characteristics. While controlling for the latter with 

local effects, it was found that house price increase with proximity to 

neighbourhood parks and golf courses. On the contrary, when replacing the 

fixed effect with number of observable variables, house sale prices decreases 

with proximity to neighbourhood parks. This study concludes that the context 

is very important in quantifying residential property value and will deploy the 

use of mean ranking to access the contributory effect of landscape on property 

values with some modifications in the choice of independent variables to suit 

peculiar environment. 

Willingness to pay (WTP) is the worth a person would be willing to pay (WTP) 

to obtain a good or service. It is what the person is willing to sacrifice or 

opportunity cost to get the good. Thus, if a person derives satisfaction from a 

particular item of landscaping such as tree, he will be willing to pay amount of 

money in order to continue to enjoy the utility (satisfaction) offers by the use of 
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property. Okoko (2003) said willingness to pay is predicated on the ideals of 

economic welfare where an individual or household or firm maximizes its 

welfare (utility) subject to stated constraints. In this study, the element of 

landscape relates to property value which serves as amenity to the residents of 

Bauchi metropolis. Landscape forms perform a variety of beneficial functions 

and are arguably the most important form of vegetation in Bauchi. Landscape 

forms (trees) enhance air and water quality, moderate microclimate, reduce 

noise levels, provide wildlife habitat and increase property value (Okeyinka, 

2006). A landscape form (trees shade) has become a very important component 

of the environment that plays a vital role in shaping the value of property. There 

is a correlation between landscaping value and residential property value 

willingness to pay for property with additional landscape value. Consequently, 

evidence abounds of residents desirous to pay for properties with landscape 

because of the satisfaction they derived from it (Yacim, 2009). 

 

CAPITALISATION OF LANDSCAPE FEATURES IN PROPERTY 

MARKET PRICES 

Orland et al (1992) conducted a study based on photographs taken from the 

street. Three different size-class trees were then superimposed using video 

simulation. While public groups evaluations show that house attractiveness is 

highly correlated with actual sale prices, tree size had little effect on 

evaluations. While tree presence or size exerts no impact on less expensive 

homes, a slight increase in value was noted for more expensive houses when 

smaller trees were added, but price decreased with larger trees. Morales et al. 

(1976) studied 60 home sales in Manchester (Connecticut). With 83% of price 

variations explained by the model, authors conclude that a good tree cover could 

raise total value by as much as 6% to 9%. According to Seila and Anderson 

(1982), newly built houses command prices that are 7% higher when located on 

tree-planted lots rather than on bare ones. Anderson and Cordell (1985) 

performed a first analysis on some 800 single-family houses sold over the 1978-

1980 period in Athens (Georgia). The average house sold for about $47 000 and 

had five front-yard trees visible. The study led to the conclusion that the 

presence of trees adds a 3% to 5% premium to sale price, although other lot and 

building features associated with tree cover could explain part of this increment 

in value. 
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Dombrow et al. (2000) conducted a study on a sample of 269 single family 

house sales, with mean price standing at $93 272. Using a semi-log functional 

form, a dummy variable is included in the equation to account for the presence 

of mature trees. The market-derived estimate suggests that mature trees 

contribute 2% of home values.  

Cellmer, Senetra and Szczepanska (2012) opined that Scenic value is an 

important determinant of real estate value, and it is the critical factor as regards 

the prices of recreational and residential property. Scenic features significantly 

contribute to the prices quoted on local property markets. This was observed in 

an attempt to investigate the impact of environmental attributes on the prices 

and value of real estate using kriging interpolation in a selected area in north-

eastern Poland which is characterized by high natural and scenic value. The 

investigated territory was a rural municipality situated around 10 km from 

Olsztyn, the region's capital city with a population of 180,000. Recent years 

witnessed rising demand for land plots in the analysed area, mainly for the needs 

of residential and recreational development. The examined site's attractiveness 

can be attributed to the proximity of a large agglomeration (capital city of the 

region) and, above all, its high scenic appeal resulting from the presence of lakes 

usable for recreational purposes, large forest complexes, and post-glacial 

landscape which is characteristic of this part of Poland. The presence of 

greenery, forests, water and the arrangement of those spatial features directly 

affect buyer attitudes and the value of property 

Thériault, Kestens and Des Rosiers (2002) in the study of Impact of mature trees 

on house values and on residential location choices in Quebec City investigated 

640 single-family homes transacted between 1993 and 2000 on the territory of 

Quebec City. It integrates various data sets: an opinion poll of recent home 

buyers; a summary of their transactions (sale price); in-site visits of properties 

to assess vegetation status; socio-economic attributes of families; and full 

description of their homes (property specifics) using GIS status. The study 

found out that landscaped curbs increase value by 4.4% in Quebec City and that 

there is a complex linkage between housing prices and the appreciation of 

nature in North American cities. 

Coley, Florkowski and Bowker (2006) while Valuing House and Landscape 

Attributes, investigated effects of lawn area on house selling price in Athens, 

Georgia using hedonic pricing method, observed that although homeowners 

generally seem to prefer to have a lawn, a particularly large lawn may be a 
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disadvantage. The larger the lawn, the more time, effort and money it takes to 

maintain it, but a very small lawn may not be eye appealing while still requiring 

maintenance. The effects of the lawn sizes are measured against the smallest 

size, i.e., 10,000 square feet. It is expected that the second and perhaps the third 

size category may have the positive effect on selling price.  

Bourassa, Hoesli and Sun (2003) while investigating the price of aesthetic 

externalities studied the presence of a water view, the appearance of nearby 

improvements, and the quality of landscaping in the neighbourhood in 

residential property markets to find out whether higher percentage premiums 

are paid for aesthetic externalities where such attributes are scarce, using 

hedonic regression model. The empirical investigation was conducted using all 

residential transactions in the three largest cities of New Zealand during the 

period 1986-1996. The result shows that water views are most prevalent in 

Wellington, averaging 18.6% of the properties that transacted during the 1986-

1996 period. The comparable figures for Auckland and Christchurch are 12.5% 

and 2.5%, respectively. The varying levels of supply have a direct impact on 

the prices that are being paid implicitly in the three residential markets. As 

expected, prices are negatively related to supply, with average percentage price 

impacts of 6.6% in Wellington, 9.7% in Auckland, and 10.9% in Christchurch.  

It was further observed that real prices of the aesthetic attributes vary with 

changes in demand. This is because of the limited supply for such attributes, in 

the short and medium term anyway. Hence varying premiums should be 

considered when valuing a property with aesthetics. 

 

RESEARCH METHODOLOGY 

The importance of research methodology cannot be overlooked in this type of 

academic work. This is the backbone of any research work as it attempts to 

provide full knowledge of the circumstances surrounding the research. Research 

methodology as defined by Olawoye (2005) is the various procedures, 

principles, methods, and instrumentalities by which data and information are 

sourced, specified, defined, collected, processed and analyzed.  

 

RESEARCH DESIGN  

According to Agbaeze (2004) research design is simply a map or plan of action 

showing what and how the researcher will carry out the step-by-step procedure 

for accomplishing the research task. For the purpose of this study, survey 
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research design was adopted. This design will help the researcher to collect 

record data and interpret data for effective decision making.   

 

SOURCES OF DATA 

The sources and the nature of the data which were required for the study 

together with the collection instrument to be used are described in this section. 

The two major available sources of gathering data are primary and secondary 

source.  

The primary data was collected through self-administered questionnaire that 

were distributed to obtain information on income of occupiers/owners, and 

landscaping element (trees, grasses, fences, hedges, blocks, bricks etc.), as they 

dictate the values of properties. The transactions on land and properties carried 

out by estate surveyor firms in Bauchi Metropolis (rents/sales of land and 

properties) were also taken into consideration. In some instances, interviews 

were conducted to complement the questionnaires. 

The secondary data consist of relevant information obtained from both 

published and unpublished journals, past projects, magazines, books etc. 

 

TARGET POPULATION 

The target population of this research work is the house owners/occupiers in 

Tambari Estate. Also, other populations on target for this research are the Estate 

Surveyors and Valuers who have properties in Tambari Estate either for sales 

or management. 

 

DATA COLLECTION INSTRUMENT 

Data were collected using a well-structured questionnaire supported with 

personal interviews. The questionnaires contained variable that consist different 

perception of property owner on property landscape, effect of landscape on 

rental value and property transaction and willingness to pay for the contributing 

landscape value. Using these instruments, data were collected from the target 

population in the study area. 

 

DATA PRESENTATION AND METHOD OF DATA ANALYSIS  

The data obtained from the field survey were analyzed using descriptive and 

inferential techniques. Data analysis was carried out using Statistical Package 

for Social Scientist (SPSS Version 15) software. In adding graphics and charts 
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was used for comparative analysis of important variables in the study. The 

descriptive statistics such as percentages, frequency tables, mean ranking, 

mean/standard deviation and inferential statistics which include Chi square, and 

simple linear regression analysis techniques were employed to explain and 

amplify the results of the research. 

 

DATA PRESENTATION AND ANALYSIS 

 

Table 1: Would you prefer property with landscap 

Building Frequency  % 

Yes  180     72 

No    70                              28                                           

Total  250                            100 

Sources: field survey ,2020 

 

From table 1, it was observed that out 250 respondents, 180 respondents 

representing 72% said yes that they prefer property with landscape while 70 

respondents representing 28 said no  they do not prefer property with landscape. 

This however implied that larger percentage of the respondent placed an 

importance on landscaping. 

 

Table 2: Are you ready to pay higher rent for property with landscape 

Landscaping      frequency   % 

Yes     230      92 

No      20                                           8                                           

Total                                    250                                      100 

Sources: field survey, 2020 

 

From table 2, it was observed that out 250 respondents, 230 respondents 

representing 92% said yes  they are ready to pay higher rent for property with 

landscape while 20 respondents representing 8 said no   they are not ready to 

pay higher rent for property with landscape. Furthermore, the respondents that 

are not willing to pay for landscape were asked reasons for their answers, 

various replies given include that the current earning could not carry the 

increase, others could not see reason to pay higher rent for just landscaping 

amongst others. 
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Table 3: Landscaping increase property value 

Rating  Frequency % 

Strongly Agree 185 74 

Agree 15 6 

Undecided 25 5 

Disagree  15 2 

Strongly disagree 10 2 

Total  250 100 

Source: field survey, 2020 

Table 3 reveals that 74% of the respondents indicated strongly agree, 6% of the 

respondents indicated agree, 5% of the respondents indicated undecided, 2% of 

the respondents indicated disagree while 2% of the respondents indicated 

strongly disagree. This implies that landscaping increase property value. 

 

Table 4: Landscaping enhance and improve the environment 

Rating  Frequency % 

Strongly Agree 140 56 

Agree  80 32 

Undecided 4 1.6 

Disagree   16 6.4 

Strongly disagree  10 4 

Total  250 100 

Source: field survey, 2020 

 

table 4, reveals that 56% of the respondents indicated strongly agree, 32% of 

the respondents indicated agree, 1.6% of the respondents indicated undecided, 

6.4% of the respondents indicated disagree while 4% of the respondents 

indicated strongly disagree. This implies that landscaping enhanced and 

improve the environment. 
 

Table 5: Landscaping has a significant effect on property value 

Rating  Frequency % 

Strongly Agree 12 57 

Agree 7 33 

Undecided -  - 

Disagree  1 5 

Strongly disagree 1 5 

Total  21 100 

Source: Field survey, 2020 
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Table 5, reveals that 57% of the respondents indicated strongly agree, 33% of 

the respondents indicated agree, none was recorded for undecided, 5% of the 

respondents indicated disagree, while 5% of the respondents indicated strongly 

disagree. This implies that landscaping has a significant effect on property 

value. 

 

Table 6: How long does property with landscape stay in the property 

market? 

years property marker  Frequency % 

less than one year 7 33 

2- 4years 12 57 

5- 6 years 2 10 

7years and Above                                     -  - 

Total        21 100 

Source: Field survey, 2020 

 

Table 6, reveals that 33% of the respondents said that property with landscape 

stay in the property marker less than one year, 57% of the respondents said that 

property with landscape stay in the property marker within 2- 4years, while 10% 

of the respondents said   that property with landscape stay in the property market 

within 5- 6years. This implies that within 2 -4 years property with landscape 

stay in the property market must have been dispose of. 

 

Table 7: Are people willing to pay more for property with landscape 

Landscape Frequency % 

Yes 17 81 

No 4        19 

Total     21 100 

Sources: field survey, 2020 

 

Table 7 reveals that 81 % of the respondents said yes that they are willing to 

pay more for property with landscape, while 19% of the respondents said   no 

that people are not willing to pay more for property with landscape. This implies 

that people are not willing to pay more for property with landscape. 
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Table 8: What is the level of awareness of clients towards property 

landscaping 

Landscape  % Frequency % 

Aware 13 62 

Unaware 5   24 

Fully aware 3    14 

Total        21 100 

Sources: field survey, 2020   

Table 8 reveals that 62% of the respondents said that clients are aware of 

property with landscaping, 24% of the respondents said they unaware of the 

property with landscaping while 14% of the respondents said they are fully 

aware of the property with landscaping. Implies that clients not aware of 

property with landscaping. 

 

CONCLUSION 

The study has examined the perception of property owners/occupant on 

property landscape in Tambari Housing Estate, assess the effect of landscape 

on rental value and property transaction and evaluate willingness to pay for the 

contributing value of landscape. In achieving this, property variables like type 

of property, location, income level of the residents, easy accessibility of the 

property, adjoining property, infrastructural facilities and majorly property 

landscape are responsible for the uncontrolled constant increase in the price paid 

for properties in Tambari Housing Estate. However, the role of a well-planned 

landscape in enhancing property values cannot be under-estimated. Besides the 

fact that it enhances property values, it also serves some other physical and 

environmental functions, which are of immense benefits to the owner/occupant 

of such property. Findings reveal that the demand for such landscape properties 

is a function of the standard of living of the prospective property 

owner/occupants Landscaping has direct effect on rental values of property with 

landscape and often affect the transaction of property during sale and letting. A 

landscape property with gardens, aesthetics like flowering plants and trees etc. 

will cost additional increment in the value of property. 

 

RECOMMENDATIONS 

Based on the results of the research work the following recommendations are 

made: 
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(a) The no readiness of the property owners to incorporate landscape into 

their property design due to high cost of construction, installation and 

maintenance have posted a lot of problem to the property 

environment. In this wise, proper enlighten should be encourage at 

the design stage. 

(a) Having established that landscape affects rental value of property and 

property transaction, Landscape contributes mainly to the 

enhancement of the aesthetics of the property which provides more 

services use to the property. The service of the landscape 

horticulturists should be employed both at the planning and 

installation stage of the landscape design in other to achieve the best 

results. 

 

It was revealed in this study that the willingness to pay higher rent for a property 

with landscape increases at a high speed per time base on the income of the 

respondents because of the unstable economy in Nigeria. There is equally the 

need for increase in the salaries of workers and empowerment by the 

government and private sector through provision of job opportunities in other 

to pay more for landscape property. 
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