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Abstract

This paper estimates the effect of urban violence on real estate markets using the
October 2019 social unrest in Santiago, Chile. I combine geocoded violence exposure
from prosecutorial records with the universe of residential and commercial property
transactions and a large panel of rental listings in a difference-in-differences design with
block, year-month, and municipality-by-year fixed effects. Severely exposed blocks trade
at a persistent residential discount of about 5.6% up to six years after the shock, while
blocks with low exposure show no effects; applied to the exposed housing stock, this
implies a capitalized loss of roughly USD 1.6-1.7 billion. Asking rents fall during the
disruption and then recover, so prices and rents diverge; the implied capitalization rate
on exposed property rises by about 30 basis points. Residential transaction activity
does not contract and if anything increases, indicating rotation rather than illiquidity.
Commercial markets adjust on the opposite margin: prices are uninformative, but the
probability of any transaction falls by roughly 36%. Exposed blocks also lose about
3% of their population. A channel decomposition and triple-difference design attributes
these effects to violence rather than to metro-accessibility disruption, as blocks near
closed stations without violence show no discount, and greater accessibility disruption
is associated with smaller violence discounts. Some mechanisms that help to explain
these effects are based on market thickness and changes in amenities (security) and
commercial contraction. The discount concentrates in central, mid and higher SES
blocks with pre-existing insecurity. The results suggest that the economic cost of urban
violence depends not only on its intensity, but also on the margin through which each
market adjusts.
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1 Introduction

In recent decades, major cities around the world have repeatedly experienced episodes of mass
civil unrest. From Hong Kong and Paris to Beirut, Bogota, and Santiago, protests have at times
escalated into sustained periods of disorder and violence that disrupted transport systems, damaged
commercial corridors, and altered the functioning of urban neighborhoods (Haig et al., 2020). These
episodes raise an economic question on when concentrated urban violence persists long enough to
disrupt how a city functions, does it leave durable scars on local property markets, or do values and
market activity recover once the unrest subsides? A shock of this magnitude can damage physical
structures, disrupt local commerce, and change perceptions of safety and neighborhood reputation,
thereby revising forward-looking beliefs about the viability and value of a location well beyond the
period of violence itself.

Yet even when violence lowers the value of a place, that loss might not become visible in the
same way across real estate markets. In relatively active markets, such as residential, it is more
likely to be capitalized into observed prices as transactions continue and valuations adjust. In thin-
ner markets, such as commercial, the response may instead take the form of lower participation,
delayed transactions, or a more selected set of observed sales, so that prices capture only part of the
underlying economic cost. Households and firms do not adjust in the same way, and commercial
assets depend more directly on expected rental income, tenant demand, and local business condi-
tions. Hence, the same episode of urban violence may produce residential repricing but commercial
market thinning, even when the underlying local shock is common. A related distinction arises
within the residential market itself, since sale prices capitalize the entire expected future stream of
housing services, while rents reflect current willingness to pay, so the may not move together, and
the gap between them is informative about what exactly changed.

A limited economic literature shows that violent shocks can leave persistent scars on residential
demand, property values, and neighborhood trajectories, though existing estimates often rely on
city-level aggregates, highly aggregated spatial units, small treatment groups, or coarse temporal
variation, which limits what can be learned about localized adjustment within cities (Collins and
Margo, 2007; Besley and Mueller, 2012; Abadie and Dermisi, 2008). Related work also suggests
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property loss (Gibbons, 2004; Linden and Rockoff, 2008), but this evidence focuses almost entirely
on residential sale prices, and rarely on prices and rents jointly. Evidence on commercial property
is thinner still; Lens and Meltzer (2016) document negative effects of crime on commercial values
in New York City using assessed values rather than market transactions, but that evidence does
not reveal whether commercial adjustment operates through prices, participation, or both. More
broadly, we still know little about whether the same episode of urban violence affects residential
and commercial real estate through similar mechanisms, or whether one market adjusts primarily
through repricing while the other adjusts through market thinning.

This paper studies the October 2019 social unrest in Santiago, Chile, the largest episode of civil
unrest in the country’s recent democratic history. What began as protests against a small increase
in metro fares quickly escalated into a broader wave of demonstrations, public disorder, arson, and
looting. Prosecutorial records linked to the unrest document 32,901 cases corresponding to 35,146
criminal incidents (Fiscalia Nacional, 2025), while official metro reports indicate that 118 of the
network’s 136 stations suffered some form of damage during the first days of the crisis (Metro de
Santiago, 2020). Santiago therefore offers a rich source of within-city variation in violence exposure,
with administrative records detailed enough to trace both prices and market activity at a fine spatial
scale (block levels). At the same time, this variation is not randomly distributed. Violence was
concentrated around metro infrastructure, central locations, and commercially active corridors,
and the unrest was followed first by a prolonged metro disruption and then by the pandemic. The
empirical challenge is to determine whether the persistent effects observed in exposed areas reflect
violence itself or these overlapping shocks.

To address this challenge, I combine geocoded violence exposure from the national prosecutor’s
office with the universe of residential and commercial property transactions, a large panel of rental
listings, firm-level tax records, and census data. The empirical strategy compares outcomes before
and after October 2019 across census blocks with different levels of violence exposure, absorb-
ing block fixed effects, year-month fixed effects, and municipality-specific annual shocks. Rather
than treating the post period as homogeneous, I distinguish the immediate unrest period from a
later post-normalization phase beginning in October 2022, when metro service had resumed and
pandemic-related distortions were no longer the dominant explanation for local real estate dynam-

ics. I also distinguish between low-exposure blocks, which intersect a single incident type, and more



severely exposed blocks, which intersect multiple incident types; furthermore, I exploit the imper-
fect overlap between violence hotspots and damaged metro stations to separate violence-related
revaluation from direct accessibility disruption. Blocks near closed stations but without violence
exposure exhibit no persistent discount and in fact trade at a small premium, while severely exposed
blocks far from damaged stations show the full effect, making a purely accessibility-based interpre-
tation difficult to sustain. A complementary triple-difference design using continuous GTFS-based
network disruption sharpens this: the violence discount is largest in blocks with no accessibility loss
at all, and among exposed blocks those with greater network disruption exhibit smaller discounts,
which is the opposite of what a pure accessibility channel would predict.

I then study both prices and market participation, asking whether the effects of violence appear
through repricing or through market thinning. In residential real estate, the response appears in
prices. Severe violence exposure is associated with a persistent sale-price discount of about 5.6% in
the post-normalization period, three to six years after the shock, which in a back-of-the-envelope
calculation implies a capitalized loss of roughly 42 million UF across the severely exposed residential
stock, or between USD 1.6 and 1.7 billion. Participation does not fall; if anything severely exposed
blocks transact 4.5% more often, which points to rotation rather than illiquidity and implies that
the discount is realized rather than merely posted. In commercial real estate the pattern inverts, as
sale-price effects are imprecisely estimated and statistically indistinguishable from zero, while the
probability that a block-quarter records any transaction falls by 0.78 percentage points, roughly a
36% reduction relative to pre-shock control-block baselines. Administrative firm records corroborate
this, as incumbent businesses do not exit the registry, but the number of establishments reporting
at least one worker falls by about 13% in activities dependent on street-level demand, with no
comparable effect in a placebo group of office-based activities. Local commerce thins out on the
employment margin while remaining administratively alive.

Two further results move beyond prices. First, asking rents in severely exposed blocks fall
during the disruption and the pandemic and then recover most of that decline, while sale prices
continue to fall. Prices and rents therefore diverge, with an implied gross capitalization rate on
exposed residential property rises by about 4.8 log points, roughly 30 basis points on a baseline
yield of 6.2%, and the estimate is stable across specification families and spatial units. This wedge

is consistent with a higher required return on locations perceived as riskier and equally with lower



expected growth in local rents{the two are not separately identi ed{. Second, the revaluation has

a counterpart as severely exposed blocks lose about 3% of their population between the 2017 and
2024 censuses. Both results support reading the discount as a change in the expected future value
of these locations rather than as a transitory dislocation of the transaction market.

A simple conceptual framework, developed in Section 2, helps interpret these patterns. Violence
can reduce the expected surplus from location in both residential and commercial real estate, but the
margin through which that loss becomes visible depends on market structure. In relatively liquid
markets with active matching, shocks are more readily capitalized into observed prices (Wheaton,
1990; Krainer, 2001). In thinner markets, the same shock may instead reduce participation, making
observed transaction prices a more selected and less complete signal of underlying value (Fisher et
al., 2003; Rosenthal and Ross, 2010). This is especially relevant in commercial real estate, where
rms can respond to local violence by postponing entry, downsizing, relocating, or simply not
transacting in a ected areas. In that case, null observed price e ects need not imply zero economic
cost; they may instead re ect adjustment through non-trading. The framework also implies that if
violence changes the risk or the expected growth of the income stream rather than only its current
level, sale prices and rents should separate, which is what the cap-rate result documents. Finally,
it suggests that more severe and visible exposure should have stronger e ects than isolated or less
salient incidents, consistent with distinguishing low from severe exposure in the empirical design.

These patterns are consistent with a common shock that becomes visible through di erent
margins across markets. In residential real estate the response appears in sale prices, in the price-
rent wedge, and in a net loss of residents, while transaction activity remains active. In commercial
real estate it appears through reduced participation and through the thinning of employers, with
observed prices carrying almost no information. The contrast is anticipated by the raw coverage
of the two markets, since 87% of severely exposed blocks record a residential transaction over the
sample period, against only 24% for commercial.

The paper contributes to four strands of literature. First, it adds to the literature on con ict,
riots, crime, and property markets by providing evidence from a large urban episode using geocoded
administrative microdata at census-block scale, a level of spatial resolution that existing studies,
which typically rely on city-level aggregates, highly aggregated spatial units, or small treatment

groups, have not been able to exploit (Collins and Margo, 2007; Besley and Mueller, 2012; Abadie
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and Dermisi, 2008). Second, it contributes to the literature on crime capitalization by showing that
su ciently severe urban violence generates persistent residential e ects, with little corresponding
response in low-exposure areas, and by documenting that these e ects are more consistent with
violence than with temporary metro-accessibility disruption (Gibbons, 2004; Linden and Rocko ,
2008; Gourley, 2019). Third, it contributes to the emerging literature on commercial property and
urban violence by moving from assessed values to market transactions and showing that the main
commercial response is lower participation rather than clean repricing (Rosenthal and Ross, 2010;
Fisher et al., 2003). Fourth, by estimating price and rent responses jointly within the same episode,
it shows that a disamenity shock need not be summarized by a single discount: prices and rents
move by di erent amounts, and the implied capitalization rate is itself an outcome, one that a
literature focused on sale prices alone cannot observe.

The remainder of the paper proceeds as follows. Section 2 describes the October 2019 unrest
and institutional setting. Section 3 presents the data and exposure measures. Section 4 outlines
the empirical strategy. Section 5 reports the main results on prices, rents, capitalization rates,
transaction activity, and population. Section 6 examines mechanisms, including market thickness,
rm-level evidence, and changes in reported crime. Section 7 reports heterogeneity. Section 8

presents robustness checks. Section 9 concludes.

2 Institutional Setup and Conceptual Framework

2.1 The October 2019 Social Unrest

On October 18, 2019, protests against a CLP 30 increasén Santiago's metro fare escalated into the
largest episode of civil unrest in Chile's recent democratic history (Gonzalez and Moan, 2020; Cox
et al., 2024). What began as student-led fare evasion quickly expanded into broader demonstrations
over inequality, pensions, healthcare, and the cost of living, among other grievances (Avendano,
2019; Sasse, 2019). Within days, protests spread across Santiago and other major cities, with
large marches centered on Plaza Italia, later renamed \Plaza de la Dignidad" by protesters, which
became the symbolic heart of the movement (Gonzalez and Moian, 2020).

Figure 1 traces the evolution of protest activity using the Conict and Social Cohesion Ob-

1CLP 30 is roughly USD 0.033 and GBP 0.025. The increase was lower than 5%.



servatory (COES) event database (COES, 2020). Protest and public-disorder events rose sharply
after October 18 and remained elevated well into early 2020, with particularly high intensity in

the Metropolitan Region. These data are useful for xing the timing and scale of the unrest, even
though the block-level exposure measure used below comes from geocoded prosecutorial records
rather than protest-event counts.

The protests were accompanied by substantial violence and property damage. An o cial sta-
tistical report released by the Chilean Public Prosecutor's O ce in October 2025 consolidates all
criminal cases linked to the unrest between October 18, 2019 and March 31, 2020 (Fiscalia Na-
cional, 2025). The report records 32,901 cases corresponding to 35,146 criminal incidents, including
looting, public-disorder o enses, arson, violence against state agents, and other crimes associated
with the unrest. These records provide the basis for the block-level violence exposure measure used

throughout the paper.

Figure 1. Protest intensity over time. Weekly counts of protest events and public-disorder events from the
COES database [3]. The vertical dashed line marks October 18, 2019.

2.2 Violence, Metro Disruption, and the Pandemic

The October 2019 unrest in Santiago is empirically challenging because the protests overlapped
with a major transit disruption and was followed soon after by the pandemic. Localized violence
varied sharply across census blocks, while damage to the metro network was widespread, as 118 of
the system's 136 stations su ered some form of damage, 25 were a ected by re, and full network

operations were restored only on September 25, 2020 (Metro de Santiago, 2020). The pandemic



then introduced an additional citywide shock, altering commuting patterns, retail activity, and the
value of central accessibility.

These shocks were intertwined in both time and space. Violence was concentrated along major
corridors and around metro infrastructure, so blocks more exposed to unrest were also more likely to
be close to damaged stations. At the same time, the deterioration observed in a ected areas cannot
be reduced to transit disruption alone. Contemporary market reporting described sharp commercial
deterioration in and around the city's epicenter, including rent reductions, store closures, and rising
vacancy in the areas most a ected by repeated unrest.

This is why the analysis distinguishes four phases. The pre-shock period runs up to October
2019. The metro-closure period spans October 2019 to September 2020, when violent unrest and
severe transport disruption coincided. The COVID-transition period runs from October 2020 to
September 2022, when metro service had resumed but commuting patterns and urban demand
remained distorted by the pandemic and the shift toward remote work. The post-normalization
period begins in October 2022, when neither the acute transit shock nor the pandemic transition
remains the leading explanation for local real estate dynamics. A persistent discount after that
point is therefore harder to attribute to temporary station closures alone.

Figure 2 summarizes the spatial footprint of the unrest. Violence was not con ned to a single
enclave. It extended across multiple parts of Santiago and cut across neighborhoods with di erent
socioeconomic pro les, providing meaningful within-city variation in exposure and making it less

likely that the results are driven by a single urban submarket.

2.3 Conceptual Framework: Prices, Participation, and Market Thickness

The question is not only whether urban unrest lowers local real estate values, but also through
which margin that loss becomes visible in the data. A localized episode of violence can reduce the
expected surplus from location in several related ways. It may worsen perceived safety, increase

visible disorder, damage the street environment, or weaken local commercial conditions, all of

2As descriptive market evidence rather than causal identi cation, Diario Financiero reported rent declines of
up to 50% in commercial areas around Plaza Italia in 2020 (Diario Financiero, n.d.). Later reporting based on
GPS Property documented roughly 900 commercial closures in Santiago Centro and o ce vacancy of 14.9% by 2024
(EMOL, n.d.). Even by the end of 2025, CBRE still measured retail vacancy in Santiago Centro at 9.28% (La Tercera,
n.d.). These sources are useful as descriptive evidence of local market deterioration, but they do not substitute for
the transaction-based analysis developed below.
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