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The dissertation investigates the extent to which crime has an impact on housing prices in the United Kingdom. Published data, from sources such as the Office of National Statistics, were gathered and compared to information on house sales prices and other third-party data, to enable the impact that crime has upon housing prices in the UK to be determined. Additionally, the key factors and types of crime that impact such prices the most severely was critically evaluated. The findings were compared to trends identified from the published academic literature.
In summary, the findings are that the established view in the academic literature, that increased crime rate depresses house prices, is generally true, although the accuracy of the correlation depends on several variables, with crime type being the most important. In addition, it was found that the relationship may be elastic or inelastic depending upon the property location.  The consequences of the findings are discussed, especially in relationship to targeted police /criminal offence enforcement and personal versus societal responsibilities for ameliorating these outcomes.
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[bookmark: _Toc129355146]Chapter One.	Introduction
1.1	Aims and objectives
This aim of this dissertation is to investigate the extent to which crime has an impact on housing prices in the United Kingdom (UK) and to seek to understand why.  The objectives will be to:
· review the relevant academic literature to provide the foundation for the study,
· gather published data on house prices and the incidence of crime to describe geographical patterns of crime and housing prices in the UK, 
· critically analyze the data gathered, in the context of the published literature, so as to evaluate the link between crime and house prices, the types of crimes involved as well as any other factors that may be pertinent.
There have been multiple debates and studies about whether crimes do have an impact on housing prices in the UK, and also varied results regarding whether housing prices do have an impact on crime. It is fair to say that this is a topic that is in a state of constant flux, with influence from social and political arenas, making this a key area of academic coverage (Braakmann, 2017, Gibbons, 2004). 
In 1946, a UK estate agent (Harold Samuel) coined the now universally known phrase that has acquired industry cliché status, whilst also exemplifying how the crime / housing prices dynamic is understood in practical terms: “Location, location, location” (Safire, 2009). Homeowners can undertake extensive property renovations, refurbish outdated rooms, update all furnishing and décor, and create beautiful gardens that reflect their commitment to owning and maintaining a quality home, but it is also true that these concerted homeowner efforts to add value to their homes will have less ultimate impact if their otherwise well-appointed home is located in an area affected by crime (Churchill Home Insurance, 2017).
1.2	Crime rates - fear and reality 
Human nature is a remarkably important factor when assessing how official crime statistics, media-generated perceptions of crime, and estate agents’ marketing efforts, linked to different districts, will individually and collectively influence UK housing prices (McIlhatton et. al., 2016). There is a prevailing notion that, all other things being equal, prospective purchasers will pay a premium to live in a locality where crimes rates are low. Conversely, places perceived to be dangerous for inhabitants, or those where property crimes such as burglary seem endemic will not have the same consumer appeal (Gibbons, 2004; Ceccato & Wilhelmsson, 2020). These perceptions underpin this study, providing its core theme: that crime and housing prices have an intriguing, but largely quantifiable, interrelationship that drives ongoing academic investigations and social policy maker’s attention.
An online street-level crime map which details for users’ crimes happening in their city including burglary, robberies, and violent crime (Crimerate, 2023) has caused property analysts to fear whether or not these could drive down prices. It may be that the mere perception of crime may decrease house prices in high crime areas as the public may form their opinions about crime from a variety of sources not just official statistics including sources, such as word of mouth (Churchill Home Insurance, 2018). This point - that there is a difference between real crime rates (ones verified by UK authorities such as the Office of National Statistics (ONS, October 2022), and the perception by the public regarding particular areas as being ‘high crime areas’, is worth highlighting. It is also important to note what the ONS themselves state about crime rate data (ONS, October 2022) that police recorded crime stats should not be taken as reliable information, since not all crime is reported. The so-called “dark figure of crime” is a term used to describe such unreported or unrecorded criminal activity. Many criminologists and sociologists have estimated that up to half of all crimes are not reported, so they remain invisible in official records (Becker, 1968). 
There is a difference between so-called sensational panics as opposed to rational reactions to specific social problems. Moral panic is a combined criminological - sociological concept that also assists in explaining how broader UK public perceptions concerning crime, and its effects on society, are not always rooted in reality (Frothingham, 2021). Human nature suggests that if perceptions are accepted as reality, the crime – housing price dynamic will be impacted accordingly  in a way similar to the observations of Cohen (1972), in “Moral Panic and Folk Devils”, in which he argues that groups such as teenage youths become stigmatized demographically by society  by  “powerful social agents” such as media companies in ways that often generated “moral panics”. 
For these reasons, the following investigation is conceptually straightforward. The literature review will discuss papers that indicate that a clearly identifiable correlation exists between criminal activity occurring in specific districts (most often definable urban and suburban locations) and housing prices. 
However, this well-supported finding is not the project conclusion so much as it provides a useful commencement point to address the following issues that will be given fuller attention in Chapter Four. ‘Crime’ and criminal activity potentially impacting housing prices must be broken down into specific categories (e.g., violent, non-violent, property, drug-related, or road traffic offences (ONS, October 2022)), to determine what, if any. other correlations exist between the type of crime that might be prevalent in a given area. and housing prices. 
The noted correlation also supports a secondary investigative avenue. Using the Literature Review sources, one can also determine whether crime’s influence on UK housing prices is a trend that has intensified in recent years. If so, social policy makers are confronted with a potentially fundamental problem. Since 2015, the UK government has made numerous commitments to encouraging greater homeownership. The Affordable Homes Programme 2021 to 2026 (UK Government, August 2022) is a recent example. The Government has stressed that UK families will enjoy greater prosperity and stability if they have greater opportunities to own freeholds. 
The human nature points outlined above carry additional importance in this specific context. Taken to a logical, if preliminary conclusion, places perceived as ‘safe’ will have higher property values than those that are ‘unsafe.’ The risk is therefore heightened that ‘safe’ district prices may become artificially inflated (the perception versus reality observations made above) (Braakmann, 2017; Yorkshire Post, 2018), especially if the demand to live in these locales exceeds available supply. There are numerous knock-on effects that invite specific research attention, such as homeowner willingness to bear additional commuting expenses in their desire to live in a low crime area. Road traffic and environmental impacts are also engaged in what seemingly is a linear cause and effect relationship between crime and housing prices. Police and law enforcement agencies are also potentially better equipped to determine where their finite available resources are best spent (Police UK, 2023).
This study cannot resolve every issue identified in this Introduction, but it will attempt to offer an insight from which policy decisions might be made. The study is confined to the UK, mainly relating to England and Wales (EW), crime – housing price correlations, and the Literature Review is therefore focused on reviewing published sources relating to this overarching project objective. 
1.3	House prices versus property values 
A final point that is worth making is that there is a subtle distinction between “house prices”, as in the title of this dissertation, and property “value.”  A purist might rightly argue that they are not always synonymous, e.g., local authorities use their property valuations to determine what homeowners must pay as their annual council tax (Valuation Office Agency, 2023). Conversely, price is what a purchaser is prepared to pay to a vendor for a property at any given time, and an individual who is determined to acquire a particular house as their ‘dream’ home may well pay a premium above the property’s objectively determined value. Saying all this, in what follows, price and value will be treated as being synonymous unless otherwise indicated.


Chapter Two.	Literature Review
2.1	Early sources 
Just as Cohen (1972) authored a seminal study that contributes to how this crime – housing price investigation has been designed and executed, Gibbons’ (2004) work concerning how property crimes impacted London property values provides this review with an effective starting point. UK society has changed significantly since Gibbons published his findings, with the remarkable increase in housing prices observed in many UK regions being arguably the most prominent of these changes. However, Gibbons’ statistics-based conclusion bears directly on the correlation identified: where crime rates decline by 0.1 percent, property prices will typically increase by 1.0 percent (Gibbons, 2004), although he did not suggest that this 10 percent influence was invariably correct, especially as his work was specific to London and a limited cross-section of property crimes. What is notable is that his work has been cited so widely and for so long as, for example, by Lens and Metzler (2016) in their study of the crime – commercial property price correlation in New York City. Their findings tend to reinforce why Gibbons’ work still commands attention in 2023. They reached the following conclusions: (1) crime prevalence in a given area tends reduces commercial property values; (2) the crime – property value correlation magnitude will depend upon the crime type and geography; (3) the correlation ‘elasticities’ vary between −0.1 to −0.5; (4) negative violent crime effects were greater in New York neighborhoods with lower incomes and larger minority resident demographics (Lens and Metzler, 2016). 
It is evident that Lens and Metzler(2016) support the proposition that disadvantaged New York neighborhoods suffer a dual negative crime outcome, namely higher crime rates and reduced economic activity. 
2.2	Selected post-Gibbons (2004) sources
For review purposes, recent sources are those published since 2016 (a timeline that coincides with the UK Government home ownership policies cited in the Introduction. Sources  are further divided into two groups, namely those that are clearly inspired by Gibbons (2004), and ones that build on recent scholarship alone. A leading first group selection is McIlhatton et. al., (2016) who use Belfast (Northern Ireland) data that tend to reinforce the general proposition that any study undertaken in this academic area must ensure that detailed attention is directed at specific property types, neighbourhood characteristics, and prevailing socio-economic conditions to ensure that the correlation findings are not considered in a vacuum. 
Braakmaan (2017) is another example that suggests Gibbons’ (2004) crime rate – price impact equation remains a sound way to express the correlation. Utilizing EW crime rates - property sales street-level data, he determined that violent crime, as defined by the Offences Against the Person Act 1861 (assault, grievous bodily harm, wounding, and robbery as examples), tended to decrease property prices by between 0.6 and 1.6 percent, figures that generally align with Gibbons (2004).
Ceccato and Wilhelmsson (2020) adopted a similar data collection methodology to Braakmaan (2017). They used publicly available Swedish policing data to link property sales activity to known ‘crime hotspots. This approach is distinct from the linear relationships observed elsewhere and their ‘hotspot’ approach gives a more nuanced picture of how crime impacts house prices. They found that residential properties that were located only 1 km further away from a crime hot spot would typically have value increases of approximately €2800 (£2500) (Ceccato & Wilhelmsson,2020). These scholars made another finding that merits further analytical attention, contending that vandalism, and similar relatively minor property offences, are the types of crimes that significantly impact both multi- and single-family housing prices, with a marked decrease in their effects being proportionate to distance from an identified hot spot.
2.3	Recent crime rate – housing price correlation sources 
Acolin, Walter & Bostic, (2022) do not employ the term ‘crime hotspot’ in their work, but their research methodology and findings, related to US urban examples, are aligned with what both Ceccato & Wilhelmsson (2020) and Braakmaan (2017) concluded in their respective articles. Acolin et al., also present an analysis that echoes the ‘human nature’ theme in Chapter One, by suggesting a logical, common sense driven observation that the nature and extent of criminal activity taking place in a particular neighbourhood will usually influence the existing property owners’ or prospective investors’ decision-making regarding any property investments.
Acolin et. al., (2022) make a crucial point that echoes what Cohen (1972) stated regarding moral panics: Higher crime rates (actual or perceived) are synonymous with uncertainty (fears of potentially elevated property security expenses and negative crime consequences). Acolin et. al., (2022) also posit that experience teaches us that all property investors (private homeowners and commercial property developers alike) crave certainty and support their analysis with data taken from six large US cities, whilst also drawing on Braakmaan (2017). They use ‘blockfaces’ (also known as ‘micro-places’) as their relevant geographic areas for comparison purposes (areas defined as one side of a street located between two consecutive, intersecting street features) and conclude that a strong correlation exists between crime and private investment in these micro-places, where: (1) total crime increasing on a blockface is usually associated with a significant decrease in local planning permission applications the next year; (2) spillover effects were also observed across adjacent blockfaces.  They also raise an interesting policy issue, which is given further attention in Chapter Four; they suggest that if local police devise and implement “effective targeted crime prevention policies” in these micro-places, such initiatives might also spur greater local economic investment because crime impacts are highly localized.
Wilhelmsson, Ceccato, and Gerell (2022) address a narrow, but provocative, question that remains relevant in EW and broader UK crime rate  housing price contexts: Does gun-related violence have a negative impact on the attractiveness of the residential area where the violence occurred? Once again, common sense and human nature suggest that this question immediately invites a ‘yes’ answer and the authors agree with this sentiment. It is the granularity of their analysis and the precise statistical analysis employed that gives this article its significant appeal. The fundamental point advanced and reinforced throughout their work likely resonates for anyone familiar with urban crime – residential property value studies: serious criminal activity (property related or not) has a direct, negative impact on property values in the immediate vicinity.
Wilhelmsson et. al., (2022) provide a detailed assessment of their question that further informs the forthcoming chapters’ analyses. Their findings indicate an obvious human nature-based conclusion. Gun violence of any kind will directly and often profoundly impact anyone involved in the occurrence, or those located in the immediate vicinity, as nearby residents might be inclined to move away, putting bad memories behind them. It is the indirect effect that such violence has on housing values in the immediate area that they most effectively analyze, describing the after effects as “relatively long-term and persistent”, because, even after 100 - 200 days post-shooting, area housing values did not usually return to their pre-shooting levels, This analysis thus suggests that a rigidly linear cause and effect outcome results. i.e., the Chapter One correlation is confirmed.
Wilhelmsson et. al., (2022) reached a second conclusion: gun violence after effects are more pronounced the closer properties are located to a city centre, but shootings that occur in higher crime rate per capita urban districts do not meaningfully impact housing prices. This raises a possibility that is not addressed in any of the  literature found during this study. It seems likely that central urban dwellers either expect or have become accustomed to more violent crime occurring in their neighbourhoods than other individuals. In other words, some people are prepared to accept violent crimes as part of their urban life. If this is true, violent crime will not automatically impact urban housing prices. a proposition that seemingly runs counter to the current EW and UK literature mainstream.
2.4	A recent publication treasure trove
A late 2022 editorial by McIlhatton and others in the Journal of European Real Estate Research neatly summarises what is arguably the single best collection of scholarly articles published on this investigation topic. They provide an unintended justification for expanding this literature review beyond its UK boundaries. McIlhatton et. al., (2022), state that the negative impacts that crime generates, for housing prices in areas where criminal activity is prevalent, are ones experienced in every major global city. They rightly acknowledge that crime and other related activities have impacts that include “loss of life, property damage, the breaking down of societal relations and wider economic losses” while also observing that little academic and government policy maker attention has been directed at specific impacts attributable to these phenomena regarding European real estate valuations. 
McIlhatton et. al., (2022) describe their special Journal edition in terms that align with this investigation’s objectives, summarising them as: (1) the potential impact that crime can generate for real estate; (2) better understanding real estate’s potential role to be played as an enhancer of “ urban resilience and develop knowledge of what the European real estate community can learn from these events”. Other articles in this edition of the journal provide an excellent, wide-ranging assessment of how different crimes (property and non-property related) impact real estate markets, and exert influence over government policy and investor decision-making.

2.5	A novel insight into the crime – housing price relationship
Disney et. al., (2020) provides the final substantive material that contributes to understanding how the analyses in chapter 4 will be approached. They observe that the recent (post-2015) UK government efforts to stimulate more single-family home ownership are the successors to ‘Right to Buy’ (RTB) scheme where incumbent public housing tenants were permitted to purchase properties through significant, liberal price subsidies. With RTB resulting in a 10 percent increase for overall UK homeownership rates between its1980 introduction and the late 1990s (Disney et. al., (2020).
If one philosophically embraces private home ownership as a public good, RTB represented a benefit for UK society at large. What Disney et. al., (2020) determined as the secondary RTB benefits directly contribute to this entire investigation. They found that RTB had a direct positive social impact, generating “significant reductions in property and violent crime that persist up to today.” Their data strongly suggest that incumbent public housing tenants underwent what they described as “behavioural changes,” whereby their direct involvement in public properties’ renovation emerged as a main crime reduction driver. 
The entire RTB experience provides direct evidence of a “… novel means by which subsidised homeownership and housing policy may contribute to reduce criminality…” (Disney et. al., 2020). These findings have potentially far-reaching ramifications for the crime – housing price interrelationships central to this investigation. If these authors are correct, the surest way to reduce the impact that crime might have regarding urban residential property values is to put as much currently publicly owned housing into private ownership as is possible. It is interesting that in an otherwise sophisticated and mature field this Disney et. al., (2020) argument remains novel in 2023. Whether this approach is politically acceptable is also a question does not seem to being debated or integrated into the academic discourse on the crime – housing price area of scholarship.
2.6	Opportunities and constraints for this investigation 
The ‘classic’ approach to literature reviews includes making a well-supported determination of the current scholarship quality, and identifying where the literature has gaps or other evident weaknesses (Creswell and Creswell, 2018). Using this approach, the sources cited here confirm two positive crime - housing price literature features: (1) that the various authors have considered this interrelationship from multiple, almost invariably attractive perspectives; (2) the sheer number of publications means that this area of scholarship is continually evolving. One might reasonably conclude that no significant gaps or weaknesses exist. Instead, there are new points raised by scholars who are well-positioned to advance them. The McIlhatton et. al., (2022) editorial and innovative Disney et. al., (2020) RTB analyses readily underscore this contention. 
The sheer amount of excellent quality publications reviewed here could be regarded as both a blessing and a curse for this study. The ‘blessing’ is clear, any conclusions drawn will be based on good scholarship. The ways that UK policymakers might sensibly approach how crime impacts housing prices will logically extend from high level, peer reviewed academic research and the sheer amount of good quality publications that was found to be available to be reviewed in this dissertation was reassuring, because it means that any conclusions drawn will be based on good scholarship The ‘curse’ is equally evident, if the current scholarship is sound  there is no need to embark on any further academic investigation, it should just be carefully summarized and new policy formulated accordingly. However, on further consideration, Disney et. al., (2020) helps in appreciating why this is a false argument, the crime - housing price correlations are so intricate and circumstance specific that there is always room for innovation.
Recently Zhang, Adepeju and Thomas (2022) published a critical analysis concerning crime and housing data which offers additional insights regarding specific research limitations that must be given appropriate consideration in this review. They noted that crime location geo-masking, to protect victim, witness, or offenders’ identities, may distort the relevant statistics or impair their overall quality. They, further, doubted that it is always possible to link housing price data with criminal activity accurately and consistently (Zhang, Adepeju & Thomas,2022). While these views do not negate the correctness of the papers discussed in this literature review, they do invite a degree of caution regarding how a particular source is used and so a circumspect approach will be adopted in the analysis in Chapter Four.
2.7	Subject areas excluded from this study 
The concept of undertaking a comparative analysis of another jurisdiction or market so as to contextualise the data identified in this study, was one that was considered, but ultimately rejected. 
There are some interesting studies (Novaro, Piacenza and Turati, 2022) which explore a completely different aspect of the relationship between crime and house prices, in Italy, where the housing market is exploited by criminal organisations using property to money launder. Clearly this is a completely different approach which investigates  the role of crime in inflating house prices. While this is fascinating it was decided that this aspect of the inter-relationship between crime and house prices in the UK would be beyond the scope of this dissertation.


Chapter Three.		Methodology
3.1	Aims and objectives
The aim is to provide a detailed analysis of the impact that crime has upon housing prices in the United Kingdom and to understand the key factors and types of crime that impact such prices the most severely. 
Three research objectives were set: 
1. Identify and gather research data from police crime statistics, the Office of National Statistics, and other sources to generate current and accurate crime data,
2. Identify and gather data on house price sales and sales volumes from the UK Land Registry, estate agents and third-party data providers to apply against the crime data identified,
3. Assemble appropriate secondary data from academic research to assist in providing critical analysis of the primary data gathered and to compare trends identified by other academics.
3.2	Approach adopted
The methodology will not involve independent data gathering such as interviews or circulated questionnaires.   The sources reviewed in the literature review will provide the framework for the approach used in this dissertation, especially Creswell and Creswell, (2018). The approach will involve engagement with secondary sources, thus ensuring that the project has a qualitative research element. At the same time, the various statistics taken from ONS and other reputable third-party sources that assist in understanding and measuring the crime rate/ housing price correlations will provide a quantitative assessment. 
In detail, the objectives outlined above will each be achieved using sources reviewed in Chapter Two and the sources cited in the next chapter (analysis of results). The extent of the availability of high-quality publications means that there will be a dilemma as to which ones to omit from analysis for objective 3. The quantitative sources that will be used and will be discussed in Chapter Four are ONS (2022), and Plumpoint (2023a, 2023b, and 2023c) – they are each based on official police, Home Office, and other verifiable data which therefore satisfies also satisfies project objectives 1 and 2.
The Chapter Two literature review will provide the framework to support the statistical data taken from UK police sources, ONS research, and third parties such as insurers and estate agents identified and explained in the sub-sections in Chapter Four. This material contributes to a fuller understanding of the crime rate – housing price correlation provided through the discussions. As indicated in Chapter Two, the selected Review sources also revealed specific issues that invite analysis. These points are developed in the Chapter Four. The methodology employed here to advance this crime rate - housing price analysis will be explained in Chapter Four.  
Zhang, Adepeju and Thomas (2022) have provided a recent critical analysis of how crime and housing data are gathered in similar studies and provides an insightful vision into the potential pitfalls of this research, such as the geo-masking of the location of crimes where the identity of the victim or the offender is to be protected. They also found that the offences in the crime statistics could be toggled at random in the databases that they were reviewing and could not be accurately and consistently paired with housing price data. As a result, this study will limit the data reviewed to a time frame of 2017-2021 where the data remain updated, accurate and complete.
Caution will be applied regarding using statistical evidence to build any argument, given that the data can be misunderstood and thus misapplied unless care is taken to confirm all data accuracy (Agarwal, 2021). Therefore, this mixed qualitative and quantitative research approach will take the comparisons made between the data sets collected and link the findings made to the published data revealed through the review in Chapter Two and determine what if any trends can be identified in the accepted crime rate/ housing price correlation, and finally try to answer some of the questions raised in the literature review.
3.3	Ethics
This study aims to retain an awareness of the ethical challenges that arise when considering crime data. Whilst it will use the Office of National Statistics, crime statistics are often reported by police forces who are effectively ‘self-reporting.’ Therefore, it is important that this study succinctly and accurately defines the crimes, providing a specific legal definition, as this can vary substantially between academics and other professional bodies which could undermine the quality and integrity of the study.


Chapter Four.	 Results and Discussion
4.1	Summary of results
The results of the research can be summarised briefly as: 
1. The published literature concerning the crime rate - housing price correlation discussed in Chapters 1 and 2 is generally accurate; UK crime rates do indeed influence housing prices (Gibbons, 2004; Zhang et. al., 2022),
2. The accuracy of the correlation depends on several variables, with crime type seeming to be the most consistently important one. This also means that the influence linked to finding 1 may be elastic, or inelastic depending upon the property location (Yarwood, 2017; Wilhelmsson et. al., 2022),
3. The availability of high-quality data regarding crime rate and housing prices (especially the ability to analyse the correlation at a very granular, individual England and Wales (EW) postal code level permits the correlation to be considered from multiple perspectives,
4. More effective, targeted police /criminal offence enforcement will likely contribute to higher property values overall, 
5. Ultimately, it is individuals who decide where they will live, but they should do so with the full understanding when making their decision that finding 1 is the ultimate rate determining step in determining house prices.
The UK crime rate/housing price analysis undertaken here extends directly from the Literature Review. Primary emphasis is placed on the clearly identified correlations extracted from the review sources: (1) any increase in local crime rates (irrespective of the crime type (violent, property, or non-property related offences) will tend to negatively impact housing prices and broader property values (residential and commercial holdings); (2) the impacts observed in (1) tend to be sustained, as opposed to temporary ‘blips’ in the noted statistical trends; (3) UK evidence assembled by the cited scholars in Chapter Two is corroborated by various US and European sources.
4.2	Crime rate – housing price statistical data 
The Office for National Statistics (ONS) (2022) crime data is arguably the most comprehensive statistical information available, given that ONS incorporates two data sources into its reported findings. These are: (1) the Crime Survey for England and Wales (CSEW, a face-to-face personal interview process): (2) police service statistics as provided by the Home Office (on behalf of 43 EW police services). ONS (2022) suggests that CSEW methodologies are more thorough than police data because the CSEW includes criminal activity that is not reported to, or recorded by the police (ONS, 2022). CSEW also assists in determining longer term crime trends, as its methodology and crime types have remained the same since 1981 (ONS, 2022).  However, CSEW data are limited to crimes that are committed against persons who are resident in households and ONS (2022) also notes that police recorded crime has wider offence and population coverage than does CSEW. These limitations, therefore, inform the crime statistics reported here, with the additional note that the October 2022 data were the first ONS (2022) post-Covid-19 pandemic CSEW work. 
The ONS (2022) reported that as of October 2022, total EW crime decreased by 10 percent, compared to the pre-pandemic period (March 2020). When these data are subdivided by crime types, the following findings were made (also in Appendix A):
(1) theft occurrences decreased by 20 percent, 
(2) fraud offence rates remained relatively unchanged, 
(3) homicide offences decreased by 8 percent, 
(4) knife and similar ‘blade’ offences decreased by 8 percent, 
(5) police reported robberies were 21 percent lower, but in 2022 compared to 2021 robbery rates increased by 15 percent, 
[bookmark: _Hlk127343247](6) police recorded sexual offence rates rose 22 percent (ONS, 2022, citing the Home Office Data Hub, 2022)). 
[bookmark: _Hlk127345579]In an earlier study ONS (2018), CSEW researchers found that 2 percent of EW households were domestic burglary victims, compared to a 9 percent household rate “… in the year ending December 1995, meaning that households are currently four times less likely to be a victim of burglary than in 1995…” (ONS, 2018). It is suggested that burglary is a criminal offence that would, logically, likely influence individuals’ perceptions about the prevalence of crime in a given area due to its nature: defined as “someone entering any building as a trespasser who intends to commit offences such as theft or inflicting grievous bodily harm on anyone located inside the building” (Theft Act, 1968). Burglary offences will directly impact a homeowner’s feelings of safety and security within their home and logic suggests that all other factors being equal, prospective house purchasers would choose a property located in a lower, rather than higher, burglary offence rated area.
If these various ONS (2022; 2018) EW-wide statistics were expressed as a single observation, one might reasonably conclude that the overall 10 percent crime decrease means that EW communities are generally safer now than they were in 2020. This tentative finding might also be extended to a further possible (but not necessarily reasonable) conclusion: overall EW housing prices will have increased, if the Gibbons (2004) crime rate decrease – housing price increase ratio holds true. This possible versus reasonable observation is directly linked to the literature review sources – it is strongly doubted that this possible conclusion could withstand careful scrutiny, given housing prices are inextricably linked to their location (which includes the prevailing crime rates for a specific geographic area) (Churchill Home Insurance, 2018; Ceccato and Wilhelmsson, 2020).
4.3 	Geographic data
The ONS (2022) EW crime statistics reported above require contextualisation before they can be effectively analysed for current investigation purposes. The recent Home Office (January 2023) ‘Recorded crime data geographical reference table’ (Appendix 2 -assists in this respect. The Home Office (2023) emphasises that its data is “… produced to the highest professional standards and free from political interference… “. These statistics have been utilised by various third parties, such as Phoenix Health & Safety, a health and safety training consultancy. Phoenix Health & Safety (2022) concluded that based on police and ONS data, Swindon, Luton and London were the safest EW places to live and work, while Hull is the most dangerous. They used five factors in making these determinations: non-fatal injuries in the workplace, sickness absence rates, mental health rates, local crime rates, and death rates (Phoenix Health & Safety, 2022).  While Phoenix Health & Safety used criteria that go beyond the crime rate / housing price factors highlighted in Chapter Two, it is likely that a city or geographic area’s general reputation for safety would also contribute to its desirability for prospective homeowners. Thus, a specific location or neighbourhood’s reputation will contribute to a prospective homeowner’s perception (accurate or otherwise) regarding safety, thereby influencing the price they would be prepared to pay for property in that vicinity (Yarwood, 2017).
[bookmark: _Hlk127344976]Security service provider, ADT, has also created detailed data tables regarding all major EW urban areas.  These ADT (2023) crime rate / geographic location statistics seem reliable, based as they are on published police data, and their London analysis reinforces this: they used average weekly burglary offence rates to compare all London areas in terms of their crime rates (defined by their respective post codes). It is suggested that ADT’s comparative approach is sound, on both actual and perceived crime rate basis, especially when the burglary offence definition outlined above is given appropriate weight (Theft Act 1968, s.9). ADT (2023) determined that Westminster (56 weekly burglaries), Camden (36 weekly burglaries), and Newham (32 weekly burglaries) were the three highest crime districts in London. It is interesting to note that Westminster is also  a ‘top five’ London area in terms of housing prices (Standard, 2022), which can be interpreted in one of two ways: either (1) Westminster is a desirable London location where residents accept that burglary or other property related offences are a fact of life (as suggested by  Wilhelmsson et. al., 2022); or (2) that there are bound to be a relatively greater number of burglaries in Westminster because the high value properties there will inevitably be attractive to professional burglars.
4.4	Clearer crime rate / housing price geographic area linkages 
Figure 1 below depicts Greater London crime rates (all criminal activity) relative to EW national rates and provides another instructive perspective on the core investigative crime rate – housing price correlation.  As the Phoenix Health & Safety (2022) study reported London is regarded as one of EW’s three safest cities, but crime rates were only one of the five factors used to determine overall urban area safety. As also noted above, Westminster has a high burglary rate (ADT, 2023) yet is among the five highest property values in London. 
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Figure 1: Greater London Area crime rate comparison with England and Wales data (Plumplot, 2023a)
Data aggregator Crimerate.UK uses ONS, EW police and analytical tools (including geographic information system (GIS) technologies) to aid in “uncovering crime trends in England, Wales, and Northern Ireland” (Crimerate.UK, 2023). It states that it aggregates “open police force data, social media signals and file FOI (freedom of information) requests with local police departments to build the most complete catalogue of crime and safety information in the region” (Crimerate.UK, 2023) and on review of its supporting data sets it does seem to be trustworthy for present investigation purposes.
Crimerate.UK (2023) confirmed the earlier cited data concerning Hull as the most dangerous EW place to live. The burglary rate in Hull between November 2020 and November 2022 was approximately four times higher than the EW average. The median 2022 Hull housing price was £184,000, having fallen by £2,600 (1.4%) over the previous year (Plumplot, 2023b). This example then supports the general crime rate / housing price correlation hypothesis (cited throughout Chapter Two), but it does not explain the Westminster findings presented above (ADT, 2023).  However, these two outcomes are not necessarily contradictory, nor do they undermine the points extracted from the Chapter Two review. Instead, the different outcomes revealed by the Hull and Westminster data only further reinforce that crime rate/housing price interrelationship cannot be reduced to simple, linear cause and effect equations. The EW housing price data sets discussed in the next section reflect this important sentiment. 
4.5	EW housing price data
The Plumplot (2023c) data gathered for this subsection is accepted as reliable and current: “England and Wales housing market by postcode area” is created from research and data gathering methodologies that entirely align with the different approaches adopted in the review sources in Chapter Two (Plumplot, 2023c). For example, the high crime rate city, Hull prices (November 2022) were stated as averaging £184,000 (EW average being £357,000), with a Hull median price of £153,000 (EW median price is £270,000). Using the “all things being equal” comparative standard, this result is expected.  Applying the same test to Westminster - the average (£1.3M) and median (£775,000) prices do not align with the expected outcome, although the other factors identified previously regarding why Westminster burglary rates are high does assist in rationalising these two outcomes. 
A careful Plumplot (2023c) review also confirms the following points as accurate. It is not surprising that given Plumplots’s formidable GIS data bases that now include the following features that can be utilised in every EW county/urban area, the interactive Plumplot (2023c) tool provides a cutting edge graphic representation of the crime rate – housing price dynamic in real time: (1) all UK crime rates (both general and by specific offence); (2) an ability to calculate trends (crime rates and house prices) from 2011 to now; (3) whether the relevant property is ‘old’, or ‘new’; (4) its type (flat, terrace, detached, etc); (5) property size and number of rooms (Plumplot 2023c). The graphic interface facility (illustrated in figure 2 below) permits its users to make any desired calculation using these five variables in any way necessary to quantify the crime rate – housing price relationship in a specific location. 
4.6	Hull and Westminster revisited
The Hull and Westminster regions discussions are now re-examined to determine how effectively Plumplot (2023c) can capture the relationship parameters. The same variables are used in each calculation. The sample house is an older (>10 years old), detached home that is larger than 150 m² with more than 5 rooms. 
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Figure 2: Plumplot (2023c) interactive map of EW counties / urban areas average house prices (darker areas more expensive)
Both Hull and Westminster have higher than EW national average burglary rates, but Hull has one of the highest general crime rates in the EW data (ONS 2022), while Westminster is described by Crimerate.UK (2023) in the following terms: 
“… Westminster is the most dangerous borough in London.” The overall crime rate in Westminster in 2021 was 189 crimes per 1,000 people, which is 118% higher than the overall crime rate for London of 87 per 1,000 residents. “For England, Wales, and Northern Ireland as a whole, Westminster is the most dangerous city, and the 94th most dangerous location out of all towns, cities, and villages…” It is again emphasised, for analysis purposes, that Greater London is also recognised as one of the EW’s safest cities (Phoenix Health and Safety, 2022). 
House prices in Hull have been more or less stagnant or slightly declined since 2011, while Hull crime rates have remained the same or increased. Making a strict, binding adjustment for inflation since 2011 is beyond this investigation, but the following general observation is arguably accurate: house prices in Hull have generally experienced a slight decline (3 - 6 % in real terms) while crime rates have continued to rise.  On the other hand, in Westminster housing prices, as calculated since 2011, have doubled, with the overall crime rate also having appreciably increased, consistent with the Crimerate.UK (2023) commentary cited above. In these respects, Hull, a city with some of the lowest property values found anywhere in the UK, has seen its housing prices influenced by crime rates in ways predicted by Gibbons (2004), and subsequently endorsed by subsequent UK and international academic authors.  
Westminster housing prices might be negatively influenced by its high crime rates (especially its notable burglary rates), as Plumpot (2023c) data show house prices in West London have not increased as much compared to some other areas (see Appendix B).  However, when this possible crime rate – house prices link is placed against the Chapter Two review sources and themes developed from them (especially McIlhatton, et. al., 2016, McIlhatton, et. al., 2022, and Wilhelmsson et. al., 2022), the notion that some desirable properties’ value is inelastic in terms of crime rate effects becomes a more persuasive conclusion. Westminster is a global financial hub in one of the world’s most diverse, liberal and attractive cities. In this case, the Harold Samuel assertion “Location, location, location” essentially trumps crime rate as the determining factor for house prices (Safire, 2009). This point is further discussed later. 
4.7 	Consideration of issues raised in literature review 
The following issues were identified in Chapter Two as deserving of specific analysis. Each is now considered using points already outlined above.
(1) Does breaking down crime and criminal activity into specific categories assist in determining what other crime rate – housing price correlations exist (ONS, 2022)?
The short answer suggested here is ‘yes’, but this affirmation is carefully qualified. The Westminster example aside, there is merit in the proposition that the crime rate/housing price dynamic is more fully understood if specific criminal activity is factored into the equation. The following hypothetical example assists in appreciating this point.
Nottingham experienced a rapid increase in youth and young adult gun or knife/ blade related offences between 2011 and 2016 (Crimerate.UK 2023; Plumplot (2023b, 2023c). Unsurprisingly, during the same period, the average and median Nottingham detached home price rose at a lower rate than was experienced across most other EW and UK regions (a high home value growth rate period; Plumplot (2023b, 2023c). A typical family considering where it might buy a detached home might well have thought twice about buying property in a city where knife offences and related violent acts were more prevalent than in other areas. Other sources reviewed earlier also lend further credence to the Wilhelmsson et. al., (2022) view that certain high profile or violent crimes committed in a define geographic area will negatively influence house prices over the longer term. Nottingham was derisively known as “Shottingham” during the high weapons crime period noted above (Cramer and Montgomery, 2016). Common sense endorses the view that places associated with violent crime are far less likely to experience house price rises, with the Westminster data referenced above being an exception that proves this tentative rule.
(2) Does vandalism and similar relatively minor property offences impact housing prices proportionate to the crime’s distance from an identified hot spot (Ceccato and Wilhelmsson, 2022)?
This issue is also linked to the Nottingham example identified above. In this investigation, burglary has been highlighted as an offence that will fundamentally influence how prospective homeowners likely perceive an area where they are considering making, for most people, their most significant personal and family financial investment. Burglary offences eat at the heart of a community’s confidence that they can live safely and securely in their home (Plumplot, 2023a, “London burglary statistics”). Vandalism is more of an irritant, than a threat, to overall public safety, but it nonetheless signals to prospective property purchasers that if safer options exist elsewhere these should be taken.
(3) If local police devise and implement “effective targeted crime prevention policies” for specifically defined neighbourhoods (‘micro-places”), will housing prices increase (Acolin, et. al., 2022)?
This proposition does not seem to have been explored thus far by scholars.  An interesting argument is raised by Acolin et al. (2022), i.e., that EW and UK policing services may owe the home owning demographic an obligation to craft policies that will contribute to preserving property values.
It is clear that no matter how one examines the different variables that influence crime rate/housing price dynamics, a correlation usually exists between the two. All other factors being equal, locations that are perceived to be less impacted by crime will have higher house prices than those located in places with higher crime rates. In this general sense, the project investigation is complete. The following title question restatement neatly summarises what the first three chapters have established: as a general, but not invariable, proposition higher crime rates mean lower property prices.  
This restatement and the policing obligation point introduced above also point to a dilemma. The sources cited throughout this investigation also support two seemingly contradictory arguments: (1) EW and UK policymakers should encourage national lawmakers to commit further public resources to community law enforcement, with the objective of reducing crime rates and thus increasing property values; versus (2),or they should avoid the public resource burden associated with (1) by encouraging homeownership in ‘safe’ places only.
These policy options might initially seem stark on initial reading. Someone with £1.3 million to spend on a Westminster property in 2023 will also likely afford a high specification. security system to protect against would be burglars (ADT, 2023), whereas a prospective first-time homeowner in Hull struggling to raise sufficient funds to buy at the city’s median house price £153,000 (Plumplot, 2023c) is unlikely to have sufficient additional financial resource to do the same. In these important respects, the investigation focus shifts slightly. The question is not only whether crime rates adversely impact house prices, but also if it does, who is responsible for solving this problem, the individual or society (in the form of the government) in general?
4.8	Additional discussion points 
There are other social policy issues that have not been specifically addressed in any of the papers discussed in the literature review nor are they engaged in the Plumplot GIS layers. There has been a decline in home ownership in recent years as individuals struggle to obtain the funds to secure a freehold or leasehold property as prices have increased and house building has not kept up with demand (ONS 2015).  Although it is debatable whether the UK Government (the ‘State’) has an obligation to ensure that everyone can buy a home, it is current Government policy to encourage home ownership as a public good (Wilson et.al., 2021), although this policy has obvious resourcing limits. Furthermore, in the law enforcement arena where numerous demands are placed upon finite police resources, the notion that UK police services should prioritise proactively enforcing laws that protect private property owners’ interests over other public safety interests seems incongruous.
This leaves individuals with hard choices. Anyone who has to live in Hull must be aware that the house they purchase may not be as valuable an investment as it would be elsewhere, as long as Hull crime rates remain well above the national average. Others with the financial flexibility to be able to live where they choose can safely rely on prevailing crime rates as a reasonable indicator of how their property’s value might trend in the future. The Westminster crime rate / house price relationship is plainly an outlier- where people can afford to live in so-called ‘dangerous’ places, they can likely live elsewhere; If living in a high property value, yet high crime rate district, is their choice, its surely one where all risks associated with this choice are assumed by the homeowner.
A final rhetorical question is prompted by these investigations: where do these practical observations leave this area of research? Academic investigations such as those associated with this topic are often expected to lead directly to a solution. Yet no single solution concerning crime rates and their influence on housing prices has been readily identified. The conclusions that follow reflect this. 


Chapter Five.		Conclusions
This investigation, and its supporting material, thus lead directly to a straightforward, easily stated conclusion: no matter how they are presented or interpreted, EW and UK crime rates directly influence national housing prices. This is not an unexpected outcome; it aligns with the human nature and commercial experience observations that are made above. It also seems likely that more proactive policing policies, that target burglary, vandalism, and other criminal activity that have readily understood links to property values, would better protect homeowner interests. Enforcing laws in ways that deter criminal activity would therefore keep property values in such a district higher than those in areas where crime is an ever-present threat to community safety. 
Commentators can rightly point to why crime rates impact housing prices, but the solution, if one actually exists, is far more elusive. The sources cited in this dissertation, notably Crimerate.UK (2023), and Plumplot (2023a, 2023b, 2023c), are easily accessible resources for anyone who is considering a house purchase anywhere in England and Wales. Therefore, one might logically argue that nobody has an excuse for buying a house in a high crime area and not understanding that they may sustain either a property value loss, or lower rate of asset growth compared to purchasing in another EW location. Any other mindset is irrational at best. This is a powerful lesson to be learned from this investigation. 
For many centuries, England and Wales contract law has been premised on the principle of ‘buyer beware’, i.e., an informed property purchaser is deemed to assume all risks associated with their decision. This investigation and the sources that it depended upon are equally grounded in the same concept. One may safely treat the crime rate - housing price correlation as a truism. But if this point is accepted, then surely all UK home purchasers must be assumed to be alive to the risk of buying a house in a high crime area – that their house’s value will not appreciate at the same rate as that of individuals fortunate enough to buy and live in a safer area.  This simply reflects the modern-day realities of home ownership, property value, and the incontrovertible relationship confirmed in this investigation between crime rates and house prices. However, these facts need to be more widely promulgated, so that with wider knowledge might come greater public pressure on policy makers to identify the social drivers that lead to the type of crime that affects house prices and to ensure that increased focus is given by police resources to reduce anti-social and property crime in areas where it is prevalent.
In conclusion it is hoped that this paper provides greater insight into how the UK housing market reacts to crime in any given area so that it can add further context to the extent of this issue in the United Kingdom.
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[bookmark: _Toc129355148]Appendix A.
Crime in England and Wales: year ending June 2022.
(Data from ONS, October 2022).
	Table. Overview of main crime types: changes 2022 versus 2020.

	Offence
[note 2]
	Number of
incidents or
offences
	% change
compared to
YE Mar 2020
	Significance
[note 3]
	Source

	Violence
	1,135,802
	-8
	
	CSEW

	Homicide
	663
	-8
	N/A
	PRC

	Knife or
sharp instruments
	50,434
	-8
	N/A
	PRC

	Theft
	2,623,312
	-20
	[s]
	CSEW

	Domestic burglary
	407,189
	-30
	[s]
	CSEW

	Vehicle-related
theft
	732,002
	-17
	[s]
	CSEW

	Robbery
	70,881
	-21
	N/A
	PRC

	Fraud
	3,708,900
	1
	
	CSEW

	Computer misuse
	689,716
	-21
	[s]
	CSEW


Source: Office for National Statistics – Crime Survey for England and Wales (CSEW), Home Office - Police recorded crime (PRC).
Notes
1. Police recorded crime and CSEW data for the year ending September 2022 are not designated as National Statistics.
2. CSEW data relates to adults aged 16 and over. PRC data relates to crimes against individuals (including children), households, businesses and society.
3. Estimates for theft, domestic burglary, vehicle-related theft and computer misuse offences are statistically significant at the 5% level. PRC figures are not subject to significance testing as they are not estimates but counts.



Appendix B. 
Western Central London house prices compared to other areas in England
(Plumplot, 2023c)
[image: Western Central London house prices compared to other areas]
Comparison of the average property price and an average price percentage change by postcode area. Price % change compares the average property price between February 2022 - January 2023 to the average price in the previous 12 months. The size of the circle shows the number of property transactions. The bigger the circle the higher the sales volumes in postcode area.
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