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ABSTRACT

The study appraised the effect of variations imerion Property values in Port Harcourt. The primagta for
the study was obtained from statistics and peroegton the prevalent crime types in five neighbodsan Port Harcourt
namely; Diobu, Port Harcourt Township, Borokiri, @gnabali, and D-Line. The identified crime typesludle burglary,
housebreaking, robbery, kidnapping, and stealinge $tudy investigated crime perceptions and coresggactions and
discovered that for prospective tenants, the higtier level of perceived crime in a neighborhoode thsser the
willingness of tenants to seek for residential gsam that neighborhood. However, the perceptiomesfdents within
these neighborhood’s, were a bit different as thenceived crime to be low, and to therefore, h#ttle kffect on the value
of properties in the neighborhoods in terms of soitl was also found that the crimes under studyrat high enough in

any of the neighborhoods to induce relocation afimgorhood inhabitants from these neighborhoods.
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INTRODUCTION

The demand for real property in most urban andwbln areas in Nigeria has continued to increase the
years, which has resulted in value increases fopgaties in those areas. The value of real progpends on its demand
in relation to its level of scarcity and utility [@egun, 2003). A fall in demand as a result ofttlgh wave of crime in a
neighborhood will give rise to a fall in propertalues. Many types of crime are prevalent in différareas of Port
Harcourt, which affect the demand for and markéties of properties in those areas. However, sew¢halr factors such
as accessibility, neighborhood and environmentatatteristics have been identified to positivelynegatively influence
property values (Ajibola, Ebikefe and Awodiran, 2D1ln many societies crime is directed by crimia@ments towards
causing threats to the lives of residents in am.afdis could be as a result of the uncontrolledmgn pattern in most
fastest growing urban and sub-urban neighborhoédsording to Gibbons (2004), the consequences ohtsmeous
urbanization and the uncontrolled growth pattermiost cities manifest in diverse urban problemshsag urban decay
where visible forms of drug use, criminal damageublic and private properties and anti-social védra are the order of
the day. Bannister and Fyfe (2001), are of the vieat the fear of crime is related to densely pafad and built-up

environments; and it promotes insecurity and agxéghong residents, and affects many aspects of@aidife in our
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cities and neighborhoods.

In most urban areas, including Nigerian urban eetéints, the fear of crime has led most inhabitamig/e in
constant apprehension and insecurity. The extedtrature of crime could in several ways influenbe values of
residential properties in crime affected areas @ighlborhoods. This is based on the fact that wbeldenants with
knowledge of the crime situation of a neighborhcamadd who have the financial resources to afford risdiive
accommodation will prefer taking up residential@in other safer neighborhoods. Where a neigllooris unsafe as a
result of crime, demands for residential spaceslikety to fall and give rise to falling rental wads. Gibbons (2004),
opines that no matter the nature of crime, it Wwdlve a drastic effect on households’ intentionhange their dwelling
location. Hence, variation in crime will affect perty values. Also, potential investors in realgexy would always be
concerned with crime rates in neighborhoods in n@kheir choices of investments (Bello, 2011). Griby its nature is
problematic all over the world, especially in urb@ighborhoods where it can affect residents’ ways approach to life.
Therefore, in most neighborhoods, residents wotgdep rural or suburban neighborhoods becauseeofdtiuced rates of
crime in such localities. Nyabvedzi and Chirisa 2D have observed a preference for rural habitationavoid the
problems and stress posed by various forms of uchare prevalent in urban neighborhoods. Bello @dlso noted that
a high crime rate in an urban neighborhood willdlga a corresponding increase in the level of inggcin that
neighborhood. This implies that the level of crimighin a neighborhood can affect the demand fompprties in that

neighborhood; and where there is a drastic fadlemand a fall in property values will result.

The aim of this study, was to investigate the refrcrime prevalent in 5 neighborhood’s to aséerifathere
was any preference for one neighborhood over therats a result of variation in crime rates. The d&lgjectives were to
determine if the level of crime affects the willimgss to occupy properties in unsafe neighborhdodigtermine if tenants

were willing to vacate residences as a result@frae; and to explain the implications on propeestal values.
REVIEW OF LITERATURE

High level of social disorder manifests in high @& of crime, which is a factor affecting the deamsof
households to reside in a particular neighborhddds decision will be dependent on households’ @ations of crime
and their willingness to pay for residential spageparticular locations or parts of a city (BelkD11). It is perceived that
the existence of environmental or neighborhood fiEzacan impact negatively on the value of propsrtie a
neighborhood, whether this perception is ratiomahat (Patchin, 1991); and users of real propesyether owners or
occupiers, will make decisions that maximize utilitand wealth, given price and income constraints
(Gibler and Nelson, 1998). Crimes are wrongs comeahitby persons or group of persons against the statother
individuals. The successful habitation of residantsieighborhoods lies in the ability of securityeacies to provide
adequate security to forestall possibilities ofidat’ behaviors in the neighborhoods. Crime remaiqsoblem in most
neighborhoods, and what constitutes crime are gwdan the laws defining offenses or crimes in étig. Such crimes,

as applicable in Port Harcourt, are provided fathi Criminal Code Act of Southern Nigeria.

Hastings (2008) & Olajide & Lizam (2016), hold thiew that poverty, illiteracy, unemployment, honssleess
and poor parenting are capable of influencing ysuatihd predisposing them to criminal tendencies. Megsons become
predisposed to crime they will become threats ®&irthocieties, hence, their activities will be daleaof affecting the
minds of residents to seek for safer neighborhdodbabitation. Olajide et al (2016) identified sermajor categories of

crime associated with Nigerian urban centers. Tiredade burglary, stealing, robbery, homicide @snsexual offenses,
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etc. They opine that the consequences of crime avitlong other things, affect investments in housivitich implies that
a fall in the level of crime in a neighborhood witiost likely lead to an increase in property inwestts and vice versa.
Therefore, a reduced crime rate could lead to erease in demand and occupancy rate and therebgraase in property
values in that neighborhood (Pope and Pope 2011 )nérease in crime in one neighborhood will likédgd to a decrease
in the value of properties in that neighborhood] arsubsequent drift of occupiers or landholdersatds neighborhoods
with better and workable security arrangements thiseasing the demand and values in the safeghibeihoods.
Thaler (1978), in his study, finds a negative ielatbetween property crimes per capita and propeatyes. In his
estimation, a one standard deviation increase énirthidence of property crime reduces property emloy about 3%.
Similarly, a more recent study by Gibbons (200#)d$ a one standard deviation increase in propaitye for a 10%
decrease in property values. That implies thatl¢ivel of crime in a neighborhood has an effect b@a demand for

properties in that neighborhood, and a decreaderimand will lead to a fall in property values.

Linden & Rock off (2008) have also observed thagrotime crime rates may change as the compositioh a
characteristics of neighborhoods change; and remhscin crime levels may correspond to other chariat increase the
value of property located in a particular neighloarth. The regular occurrence of these crimes inghberhood will have
a deleterious effect on property values in thagnieorhood. Olajide et al (2016) stated that redideneighborhood crime
range from burglary, stealing or theft, street es$mincivilities, vandalism, robberies, and othelent crimes. Gibbons
(2004) found that crimes such as vandalism anchaaise crimes that have a greater deleterious ingragroperty values
which are very visible signals of disorder.

The problem of crime control in Nigeria is numesoluyor (2005) is of the view that security agescare
ineffective in abating crimes in Nigeria becauseirgEdequate resources, lack of adequate equipmerfighting and
combating crime, the poor location of some polioenfations, and the failure to adopt the new teabmplfor crime
fighting and control in advanced countries. Olajieieal (2016) noted that one of the ways to prevaithe in a
neighborhood is by improving security, increasiegel of vigilance, creating and maintaining a cgréommunity or
neighborhood, and reducing opportunities for crimyeincreasing crime prevention awareness. Alsoerernl level of
insecurity in a neighborhood can lead to an in@éasrime; but a very high level of security wilbt ordinarily lead to a
zero level of crime. Well secured neighborhoodd halve the tendency of deterring criminals fronemding to commit
crimes in the neighborhoods. Ihlanfeldt & Mayoclo1R) found the estimated effects of different typéscrime on
property values; and among seven kinds of crimdiestionly aggravated assault and robbery has aiwedampact upon
the neighborhood residential property values. Theskationships may specifically vary in differentties or

neighborhoods.

Maximino (2014), discovered that a drop in crimerisated by intensified policing, which leads tocasequent
increase in property values; while Boggess, Greemiba& Tita (2013), found a relationship betweengany crime and
property values, and they opine that violent criresults in lowering rental values. They also inthdathat there is
negative influence of crime on residential propemyestment which could manifest in the area ofidestial
neighborhood decline, abnormal residential mobhilégd low productivity in property investment. &llbws, therefore,
that property values will be affected by insecudtyd crime wave within a neighborhood. It may iase or decrease in

relation to the level of crime within the neighbodd, all other factors remaining constant.
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METHODOLOGY

The research strategy adopted for this study irdwa questionnaire survey to collect data fromoasceection of
neighborhood residents in Port Harcourt, a randampge of estate surveyors and valuers practicirféoirt Harcourt, and
divisional police officers serving in the desigriteeighborhoods in Port Harcourt. The purpose wappraise the effects
of variations in crimes on the values of propertie$ort Harcourt. This proposition is premisedtba notion that an
increase in crime in a neighborhood will have aatieg effect on the values of properties in theghborhood.

The sampling units for this study are as follows:
» The residents in the five neighborhoods under siudRort Harcourt;
» Estate surveyors and valuers identified in neighbods of Port Harcourt; and
» Police officers in charge of the five neighborhoadsler study in Port Harcourt.

The study made use of a combination of purposiveptiag and stratified random sampling. The ratienalr
doing this was to obtain a representative sampleeallsas to avoid bias. Available records in thedRs State Branch of
Nigeria Institution of Estate Surveyors and Valush®wed that there are 169 registered Estate Sanwveynd valuers
practicing in Port Harcourt. The simple random skmgptechnique was used to draw 35 (thirty-fivelaés surveyors and
valuers out of the registered 169 from whom the deds collected for this study. The Demographia l#/birban Areas
(April 2017) have estimated the current populatidiPort Harcourt to be 1,960,000 and the total lareh is found to be
158 square kilometers. This puts the populatiorsigof Port Harcourt to 12,400 persons per squdoeneter. The study
adopted 0.023% as an appropriate sample of thalatgn of this study, which gives a sample size460 household
heads, and which spreads evenly to 90 househottshea neighborhood.

DATA PRESENTATION, ANALYSIS & DISCUSSION

Data Presentation

Crimes committed in different neighborhoods thatduced mean values lesser than 3.00 are more faedian
crimes that produced mean values greater than B/80e the former will not cause significant moverhef residents, the
latter could cause movements of residents away filmenneighborhoods that are visibly affected bylenb crimes.
A massive move to relocate from a neighborhood liezaf the wave of crime could cause a fall inakot capital values
of properties in that neighborhood. Table 1beloavghthe perception of crime in Diobu neighborho®dort Harcourt.
Diobu neighborhood has a total of 70 respondenisglBry, house breaking and robbery have weightieassof 245, 194,
and 219 respectively, while kidnapping and steafiage weighted sums of 207 and 211 respectively.

From the table, only ‘house breaking’ and ‘kidnaygpiproduced mean values that are lesser than {kr8e00).
The other offenses under study have mean valuegegréhan three (> 3.00). This implies that ‘hobseaking’ and
‘kidnapping’ offenses are not very rampant crime®iobu neighborhood. Housebreaking and kidnappisnge averages
of 2.77 and 2.96 respectively, which imply thatitledfects are not capable of causing movementesidents away from
the neighborhood. On the other hand, Offensesobib'ery’ (3.13), ‘burglary’ (3.07) and ‘stealing’.(B) are perceived by
residents to be more frequent than the other crimegr study, which is the reason for the crimeglpcing mean values

above 3.00. These crimes are likely to cause momeofaesidents away from the neighborhood.
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Table 1: Perception of Crime in Diobu NeighbourhoodN=70)

Weighted Mean Score
Types of Crime Committed 1 2 3 4 5 | Observations (x) | Mean (x/N)
Burglary 14 13 13 14 16 215 3.07
House Breaking 16 18 14 10 1p 194 2.77
Robbery 12 11 18 14 15 219 3.13
Kidnapping 14 18 10 13 15 207 2.96
Stealing 12 15 16 14 13 211 3.01

Weighted Mean Score:1=(very low), 2=(low), 3=(moderate), 4=(high) & &ery high)
SourceField Survey, 2017

The movements of residents will ordinarily creatgdg in the occupancy rate of the neighborhood, \wadld
thereby have an effect on property values. Thisesprimciple as Table 1, was produced for the dftner neighborhood’s,
though not included in this paper, to determinedfiects of variations in crime on property valirrgach neighborhoods.
A summary of the comparison of crime rates in Btatcourt neighborhoods is as shown in Table 2vbelhis table

shows the average rate per crime from the five himichoods. Hence, for Diobu neighborhood burglaopbery and
stealing have mean values greater than 3.00.

Table 2: Comparison of Weighted Mean Scores of CrimRates in the Neighbourhoods

Tvbe of Crime Diobu | P-H Township | Borokiri | Ogbunabali | D-Line Mean
Committed (70) (68) (70) (65) (58)
x/N xIN xIN xIN xIN
Burglary 3.07 3.04 2.83 2.86 2.93 2.95
House Breaking 2.77 3.07 2.77 2.83 2.83 2.86
Robbery 3.12 2.95 2.96 2.88 2.66 2.92
Kidnapping 2.96 2.97 3.16 2.69 2.69 2.90
Stealing 3.01 2.84 2.89 3.08 3.05 2.97

Source:Field Survey, 2017

For Port Harcourt Township only burglary and hobsesaking have mean values greater than 3.00. Thaineng
crime types produce mean values lesser than Ji@oiokiri neighborhood only kidnapping producedameralue greater
than 3.00, which shows the high extent of kidnagpimthe neighborhood. Ogbunabali and D-Line nedghbods have

only the offense of stealing as predominant crimetbe neighborhoods, producing mean values of 2098 3.05
respectively.

All the crimes under study in the five select ndigthoods of Port Harcourt produce mean values lebs@

3.00, implying that the average crime rate in Ptatcourt is low and not capable of causing majoveneent of residents
out of the neighborhoods of Port Harcourt.

DATA ANALYSIS & DISCUSSIONS

From analysis of available data, rental valuesropprties in neighborhoods of Port Harcourt appedre lower
while average crime rate is on the increase. Renalaks from the 5 neighborhoods indicated posgigas of increasing
when crime is under control, implying that criméeafs property values in the study area. The typproperty and the
predominant crimes in the neighborhood will detemnihe saleability of the property and its resultzaiue in the open
market. Property value depends on several neigbbdrfactors, which include a property’s abilitygmduce income, be

in demand and have a good location relative tasts The susceptibility of a neighborhood to crimeds to be factored
into the determination of the property’s capitatental values.
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Table 3: Effects of Variation in Neighbourhood Condtions on Property Values (N = 331)

Effect of Variations in Nelghbogrhood Conditions on 1 2 3 4 5 sum | Mean
Property Values in PH.

Threat to property Security 54 64 72 83 b8 1,020 083,
Increase in socio-economic burden 66 p1L |74 |60 |70 5 99 3.00
Provision of early pointer to neighbourhood transi 72| 73| 51| 58 77 987 2.98
High Devaluation of Properties 71 6383 67 60 VO 988 .982
Long Void Period of Properties 7% 64 65 55 |2 998 .023
Abandonment of development projects 72 p5 |66 |60 |6880 2.96
Faster rate of property deterioration 70 b3 ©5 |658 |6991 2.99

Weighted Mean Score:1=(very low), 2=(low), 3=(moderate), 4=(high) & &=ry high)
Source:Field Survey, 2017

Table 3 above displays the effects of variatioméighborhood conditions on property values in Patcourt.
The nature of crime creates variation in neighbochoonditions on property values in Port Harcotittese effects are
rated on a Likert scale of 1 — 5 producing equatads from which a mean value will be derived. Alar factors falling
below 3.00 include the provision of early pointemieighborhood transitions (2.98); high devaluatiéproperties (2.98);
abandonment of development projects (2.96); antbrfaate of property deterioration (2.99). Theyoalgree that an
increase in crime rate could lead to a fall in eadd land properties in the neighborhoods and varsa. Also, crime rate
could cause possible abandonment of developmejegisan the neighborhood and create difficultygétting good class
tenants to occupy properties in the neighborhodebs& will thereby create periods of voids, which l#tely to cause a
faster rate of property deterioration. The effeztghese elements contribute to the values of ptmgsein the various

neighborhoods.
CONCLUSIONS & RECOMMENDATIONS

The study examined the effects of different leeémiation) of crime on property values in Port Etaurt and has
found that, on the average, the crime rate in tr Rarcourt neighborhoods is low as revealed bghimrhood residents
and police personnel who participated in the stutlyis conclusion is reached from an analysis opwoases from
neighborhood residents in the Port Harcourt metisp@herefore, the lower rate of crime in Port etart has very
minimal effect on the value of properties in théghborhoods of Port Harcourt. There is the neeh&intain a low level
of crime by tackling crimes headlong in the neigtilomds of Port Harcourt to ensure a massive impnave in property

values.

In the Port Harcourt metropolis, crime is causedsbyeral socioeconomic factors like unemploymenbrp
parental upbringing, poverty, homelessness anshime instances, illiteracy. The gravity of the typé& crime under study
is capable of creating a shift in demand from nleaghoods with high crime wave to other neighbortepdrceived to
have a low crime wave. The low rate of crime intRdarcourt has an effect on the rate of occupamdych has a
corresponding effect on property values. Therefdrés established that there is a relationshipseen the effect of
variations in crime and property values in the gtacka. From a policy perspective, it is importdatt the government and
its agencies ensure that the crime rate in Portddmt remains low taking into cognizance all theeradant benefits
accruing to neighborhoods with low rate of crimspecially improvements in property values. A lowner wave in a
neighborhood would give confidence to resident@upiers to continue living in the neighborhoods] &ould result in
higher values for properties within each of thedestial neighborhoods. Hence, neighborhood residenuld feel safer;

properties would less likely be destroyed as altre$warime, and property values would increasea assult of the safety of
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the neighborhood.

RECOMMENDATIONS

This study, therefore makes some recommendatiobg t@ble to maintain the value profile of propertigthin

the neighborhoods:

There should be a synergy between the police asidemgts to improve on human and mechanical suaveid in
their neighborhoods. The serious effort towardsugng neighborhood security will make the neighlwarths

liveable, which will contribute to property valuisthe Port Harcourt metropolis.

The government should continue to ensure that cpreeention and control is paramount in ensuringoad
living condition of neighborhood residents. Theseaineed for neighborhood youths to be gainfullyagied in
various crafts to restrain them from committingyees. A reduced rate of crime in a neighborhood euilitribute

to an increase in property value in the neighbodhoo

Government should ensure improvement in crime sins in the neighborhoods of Port Harcourt throagtive
and efficient police divisions in all the neighbodus under study. This is to ensure deterrenceimirals from

the areas, and to ensure that the neighborhood®auee and liveable.

It will be worthwhile to create employment oppoiities to discourage youths from crime, and encoaithgm to
lead meaningful lives. If neighborhood resident& lin their various neighborhoods with crime seslguin
check, property owners will continue to experierame upward shift in rental values of properties e t
neighborhoods of Port Harcourt.

Property owners need to provide targeted hardemegsures such as razor wire and burglar bars toesde
property against unwanted intruders; while the gowveent needs to ensure regular maintenance ot $igagng
systems and other neighborhood facilities in ortler maintain or improve on property values in the
neighborhoods. Also, building elements or composieaspecially openings (doors and windows) needseto
specially designed to control intruders. This hbhs sole purpose of discouraging intended crimiriadsn

attempting an invasion into the property.
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