N .
Fl’eddle MaC Economic & Housing Research Note

MARCH 2022

Sea Level Rise and Impact on Home Prices
in Coastal Florida

In the United States, 40% of the population resides in coastal counties.! WWhen homebuyers

shop for a house in these areas, they may receive information about the existing risk of flooding,
such as whether the home is in a FEMA-designated floodplain and whether they must pay for flood
insurance.? Beyond this existing flood risk, rising sea levels present major challenges for low-lying
coastal areas, posing a significant long-term risk to coastal housing markets. In this Research Note,
we assess whether primary homebuyers and residential market investors in coastal Florida consider
the future risk of rising sea levels when making a home purchase decision and whether they

pay less for homes they deem at risk.

Although the magnitude and timing of sea level rise
(SLR) are uncertain, forward-looking homebuyers

may perceive a property susceptible to the effects KEY FINDINGS:

of SLlRasa rl'Sl'(y assetand refjuce the amount'they 1. Homes exposed to the risk of rising seas levels are sold for
would be willing to pay. While demand remains strong less but the price discount is limited to homes also located
for primary and vacation homes in coastal markets, in FEMA designated 100-year floodplains.

previous studies have shown that real estate valuations 2. Both owner-occupied and non-owner-occupied homes
take into account existing flood risk, with valuations are discounted in homes exposed to the risk of rising
being lower for affected homes. This is especially seas levels that are also located in FEMA-designated

the case in the wake of a hurricane.” Additionally, 100-year floodplains.

large share of investors look for investment or rental 3. After Hurricane Irma in 2017, homes exposed to the risk
of rising seas levels (both in and out of FEMA designated

properties in coastal areas. Their understanding of the
100-year floodplain) were discounted significantly.*

risk of SLR and whether they incorporate it into their

pu rchase decisions will also affect how the housing *Homebuyers may pay less for homes damaged by hurricanes. Unfortunately,
. . we do not have data on damages. However, we control for the condition of
markets in coastal areas evolve over time. the house at the time of the purchase.

In our study, we focused on residential markets in
coastal Florida, because the state has been considered
at high risk from the effects of climate change.

1 Economics and Demographics (noaa.gov)

2 Per NRDC (Flood Disclosure Scorecard | NRDC), Florida has no statutory or regulatory requirement that a seller must disclose a property’s
flood risk. However, flood insurance coverage is mandated if the home is on a 100-year floodplain and the mortgage is from a federally backed
lender so the buyers will receive flood risk information at some point in the home buying process.

3 See Atreya et al. 2013, Kousky 2010, Bin and Landry 2012 for references
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Low-lying and located in a tropical cyclone zone, Florida faces numerous climate hazards, including exposure
to storm surge and tidal flooding. These existing natural disaster risks are exacerbated by future SLR risk.

Studies that examine the impact of SLR on home prices are limited but growing (See Appendix Al).
Our study supplements previous studies in three ways:

1. Our study distinguished homes exposed to SLR risk (a measure of “future risk”) from homes
located in FEMA-designated floodplains (a measure of “existing risk”).

2. Our study evaluated differences in prices for homes exposed to SLR risk across various
types of homebuyers.

3. Our study tested the impact of the major 2017 Hurricane Irma on the prices of homes
that are exposed to SLR risk in Florida.

It's important to distinguish homes in SLR exposed areas from
homes that further intersect with FEMA-designated 100-year

floodplains. Previous studies have shown that buyers discount
home prices in floodplains to offset future flood insurance be affeCting investors’” home
premiums. Therefore, lower prices for homes located in both SLR- purchase decisions because
exposed areas and floodplains could be driven by flood insurance
costs, rather than reflecting homebuyers’ understanding of future
SLRrisk.” We expected that buyers who factor SLR risk into their for shorter periods.
decision-making would reduce the amount they are willing to pay
for SLR-exposed homes, even if those homes are located outside

of floodplains where flood insurance is not required. However, we

Long-term SLR risk may not

they hold their real estate

did not find evidence of price discounts outside of floodplains.

Prices for homes exposed to SLR risk would likely vary based on buyers’ awareness of SLR risk, their risk
appetite, and how long they expect to own the home. For investors, they may be more sophisticated

in terms of their awareness of the future SLR risk (for example, see Bernstein et al. 2019), we expected that
they may pay less for SLR-exposed homes, particularly those located outside of FEMA-designated
floodplains. However, we found no evidence that investors paid less for homes exposed to SLR.
Furthermore, as suggested by previous studies and our Research Note on flood risk in the wake of the
2017 hurricanes, we found that home prices were discounted in SLR-exposed areas after extreme weather
events, due to heightened flood risk perception. And these discounts were not limited to homes located

in FEMA-designated floodplains.

Building the Data

Our analysis combines five data sources merged at the property level:

pa—

Home sale prices and property characteristics from Public Records compiled by Corelogic
Sea Level Rise (SLR) projections from the National Oceanic and Atmospheric Administration (NOAA);
Flood risk maps from FEMA using National Flood Hazard Layer (NFHL);

N

Elevation Data compiled by University of Florida Geo Planner Center; and

4 Freddie Mac requires all homes underlying single-family mortgages in our portfolio to have property insurance coverage throughout the life of the
loan. For homes located in designated SFHAs, Freddie Mac also requires flood insurance coverage. Additionally, a mortgage is ineligible for sale
to Freddie Mac if the mortgage is secured by property that is subject to coastal tideland, wetland or setback laws and/or regulations that prevent
the rebuilding or maintenance of the property improvements if they are damaged or destroyed.
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5. Coastline, highways, and school district data from Census
Bureau. Appendix A.2 presents summary statistics of the data.

) o ) Since 2000, demand for
We start with almost 4.2 million single-family and condo/co-op
sale transactions in 35 coastline counties in Florida (Appendix A.3) coastline properties has tripled.
according to public records (see Exhibit 1). We include home
sales from 2000 and 2020 with sale prices between $10,000 and
$10 million (in inflation adjusted 2020 dollars). In addition to sale
price and sale date, we consider additional information on several

property characteristics, such as number of bedrooms, number of bathrooms, living area square footage,
and year built. The data also includes information on buyer type which is discussed in detail below.

Next, for each property, we calculate the distance from the centroid of the property to the nearest coastline.
We restrict our sample to transactions of properties located within a quarter mile of the coastline, since
the impact of SLR decreases with increasing distance from the coastline.’ This restriction dropped

our sample size to approximately 258,000 transactions. In this Note, we refer to these approximately
258,000 transactions as “sales of homes within a quarter mile of the coastline.” Exhibit T shows

the sales of homes within a quarter mile of the coastline by year. Since 2000, demand for coastline
properties has tripled.

EXHIBIT 1

Sales of homes within a quarter mile of the coastline by year

Roughly 258,000 of the 4.2 million homes sold in 35 coastline counties in Florida between 2000-2020 with sale prices
between $10,000 and $10 million (in inflation adjusted 2020 dollars) are within a quarter mile of the coastline.
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5 We restrict our sample to sales within a quarter-mile of the coast to include homes within a feasible walking distance to the coast which is
a desirable attribute of coastal properties.
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To determine existing flood risk for the 258,000 properties within a quarter mile of the coastline,

we overlay FEMA flood maps on top of our sample and found that 56% of the sample fall in 100-year
floodplains, which FEMA determines are exposed to a 1% annual chance of getting flooded.

To capture the elevation of these properties relative to the sea level, we extract data from the
Florida Digital Elevation Model. On average, these homes were 9.5 feet above sea level.

Understanding sea level rise risk in Florida
and buyer types

Sea level rise risk in Florida

Florida, with a large population located at low elevations, is
vulnerable to the impacts of SLR. There are several SLR projections
under different scenarios for the state of Florida, which estimate
SLR of several feet over the next few decades. For example,
NOAA'’s intermediate high scenario predicts that under fast rise
scenario the sea level will rise by 6.3 feet in Florida by the end of
the century (2100). Under a scenario of low sea level rise and one
major flood, the sea level in Florida is projected to rise to around
6.4 feet by 2050." In our sample, 37% of the homes in Florida
within one-quarter mile of the coastline fall in the area exposed to
this projected 6 feet SLR (referred to in this Note as “SLR exposed
areas”). However, the SLR exposed areas are not mutually exclusive
from FEMA-designated 100-year floodplains; 87% of properties

in SLR exposed areas are also located in FEMA-designated 100-
year floodplains (see Exhibit 2). FEMA floodplain designation is a
measure of current risk of flooding and are determinants of flood
insurance premiums under the National Flood Insurance Program
(NFIP). To evaluate the price variations across different FEMA
floodplains and SLR exposed areas, we divide the homes in our
sample into three mutually exclusive groups:

1. Inside of SLR exposed areas and FEMA-designated
100-year floodplains

2. Inside of SLR exposed areas but outside of FEMA-designated
100-year floodplains

3. Outside of SLR exposed area

EXHIBIT 2

Total sales of homes within a quarter
mile of the coastline

87% of homes in the SLR exposed areas are also
located in FEMA-designated 100-year floodplains.

Outside 6ft SLR
162,034 (63%)
!
Outside FEMA ——— Inside FEMA
100-year floodplains 100-year
12,925 ('| 3%) floodplains
82,902 (87%)

In our sample, almost 13,000 homes are located in SLR exposed areas but outside of FEMA-designated
100-year floodplains. If buyers factor SLR risk into their pricing decisions, all else equal, the prices of

these homes should be lower than the prices of homes outside of SLR exposed areas.

6 According to climate central. Scenario details in NOAA technical report 2017, intended for the 2018 U.S. National Climate Assessment.
Sea level rise is relative to 1992 baseline. We chose fastrise as sea levels are projected to rise at a faster pace than in the last 100 years.
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EXHIBIT 3

Buyer types

Many buyers buy a home as a primary residence (owner-occupied). Investors purchased two-thirds of the homes

There are also buyers who buy a home as an investment or rental
property (non-owner-occupied). Those buying an investment property

within a quarter mile of the coastline.

Share Sales

can be individual investors or institutional investors. Public records

data includes information on whether a unit sold is owner-occupied Owner occupied 33.1% | 85,296
or non-owner occupied following the sale. For sales of homes within Non-owner occupied 66.9% | 172,556
a quarter mile of the coastline, 33.1% were for owner- occupancy and Individual buyer 56.1% 3,765
66.9% were for non-owner occupancy. For non-owner- occupied homes, Institutional buyer (investor) 10.8% 27791
56.1% were purchased by individual buyers and 10.8% by institutional Large investor (100+buys/year) 0.4% 923
investors. Among the institutional investors, most were small investors Medium investor (10-99 buys/year) | 2.0% 5175
(who purchase 1-9 homes per year); followed by medium investors (who Small investor (1-9 buys/year) 8.4% 21693

purchase 10-99 homes per year). See Exhibit 3.

Note: We use “non-owner occupied” and “investor” interchangeably
in this Note but “nonowner-occupied” may include a small share of

second homes.

Results

We employ a hedonic regression model (details in Appendix) to gauge the effect being in the SLR
exposed area has on price. The regression analysis proceeds in several steps. First, we examine the
overall discount for homes located in SLR exposed areas with and without including FEMA flood risk
designations. Second, we differentiate between purchases for owner-occupied and non-owner-
occupied homes and run separate regressions for each buyer type to evaluate the differing price
effects. Third, we test the impact of the 2017
hurricanes and determine if there is any price EXHIBIT 4

adjustment pre- and post-hurricanes in SLR . . . %
) e . Home price discount/premium
exposed areas using a diff-in-diff regression

analysis which is a widely used approach to

study changes in outcomes over time (see

Homes in SLR exposed areas sold for less than homes outside of
SLR exposed areas, but the price discount was limited to homes also

Appendix for diff-in-diff equation used). located in FEMA-designated 100-year floodplains.

The key findings are summarized below: 4.0% -
3.0%
FINDING 1:
_ 2.0%
Homes located in SLR exposed areas 1.0%
are sold at a discount compared to 0.0%
observably equivalent homes outside 0%
of SLR exposed areas, but only if these 0%
homes are also located in FEMA- 3.0%
designated 100-year floodplains. a0
H H o In SLR Exposed Areas & In SLR Exposed Areas &
Our regression results suQQeSt that homes in -5.0% Homes in Inside FEMA-designated Outside FEMA-designated
all SLR exposed areas, both inside and outside SLR Exposed Areas 100-Yr Floodplain 100-Yr Floodplain

of a FEMA-designated 100-year floodplain

. *Compared to homes located outside of SLR exposed areas, all else equal.
and without, sell for 2.8% less than observably

Note: The price discounts and premiums in the chart are based on two separate OLS regressions. In regression

equivalent homes located outside of SLR
exposed areas. This means that if an average
priced home ($845,000 in our sample) located

1, sale price is regressed on location within SLR exposed areas, and in regression 2, sale price is regressed on
the location within SLR exposed areas in and out of FEMA-designated 100-year floodplains. In both models, we
accounted for observable characteristics, such as distance to coastline, views of the coast and other amenities,
number of beds and baths, and distance to highways, that could also influence home prices.
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within a quarter mile of the coastline is in SLR
exposed areas, then the home would be sold
for $23,000 less than a home outside of SLR
exposed areas. Does this negative impact on
home prices mean buyers are aware of SLR
risk and are pricing that risk into their purchase
decision? Maybe not, and here’s why.

As reflected in Exhibit 2, most homes
located in SLR exposed areas are also
located in FEMA-designated 100-year
floodplains where flood insurance is
required. As a result, price discounts for
these homes can stem from flood insurance
cost being capitalized in home prices.’
Consistent with previous studies, we find
that homes in FEMA-designated 100-

year floodplains sell for 4.3% less than an
equivalent home outside of SLR exposed
areas. If buyers consider SLR risk, we should
see a price discount for homes that are in
SLR exposed areas but outside of FEMA-
designated 100-year floodplains.

However, we find a price premium of 3.5%
for these homes, indicating that SLR risk

is not affecting current home prices after
controlling for the amenities.

FINDING 2:

EXHIBIT 5

Home price discount/premium (non-owner occupied)*

Non-owner occupiers paid less for homes located in SLR exposed areas,
but the price discount was limited to homes that were also in the FEMA
designated 100-year floodplain.

2.0% 1
00% 1 P EEET

-2.0%

-4.0%

6.0% - In SLR Exposed Areas &
oY Homes in In SLR Exposed Areas & Inside Outside FEMA-designated
SLR Exposed Areas FEMA-designated 100-year Floodplain 100-year Floodplains

*Compared to homes located outside of SLR exposed areas, all else equal.

Note: The price discounts and premiums in the chart are based on two separate OLS regressions for
purchases of non-owner-occupied homes. In regression 1, sale price is regressed on location within SLR
exposed areas, and in regression 2, sale price is regressed on the location within SLR exposed areas

in and out of FEMA-designated 100-year floodplains. In both models, we accounted for observable
characteristics, such as distance to coastline, views of the coast and other amenities, number of beds and
baths, and distance to highways, that could also influence home prices.

Non-owner occupiers pay less for homes in SLR exposed areas but only if the homes are also
located in FEMA-designated 100-year floodplains.

Overall, non-owner occupiers, that include investors could be aware of SLR risk and could be pricing
SLR risk into their purchase decisions. To test whether non-owner occupiers pay less for homes exposed
to future SLR risk, we ran separate regressions for non-owner-occupied homes (includes institutional

investors). Like overall results, we find that homes in SLR exposed areas that are also located in FEMA
100-year floodplains sell for 4.6% less. However, for homes outside of FEMA-designated 100-year
floodplains, there was no significant difference in price paid for homes inside and outside of SLR

exposed areas.?

7 For example, see Bin and Landry, 2012; Kousky, 2010, Atreya et al. 2013
8 There is an insignificant difference in price variation for homes located in SLR exposed areas that are in and outside of FEMA-designated
100-year floodplains for institutional investors when separate regressions are run for those groups.
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FINDING 3:
After Hurricane Irma in 2017, homes in SLR exposed areas were discounted significantly.

Several previous studies have shown that EXHIBIT 6

there is a price adjustment in the wake of

. . Home price discount/premium before and after Hurricane Irma*
flooding caused by hurricanes as buyers

rely upon knowledge that is recent and Homes in SLR exposed areas (both inside and outside of the FEMA-designated
readily available when making purchasing 100-year floodplains) were discounted after Hurricane Irma.
decisions due to the “availability heuristic” 8.0% 1

(Tversky and Kahneman 1973).2 Consistent I pre Hurricane
with previous studies, we find a discount in 60% 7 [ PostHurricane
SLR exposed areas, both inside and outside 4.0%
of FEMA-designated 100-year floodplains,
following Hurricane Irma in 2017 as the
flooding caused by Irma acted as a source 0.0% A
of new information about flood risk.

2.0%

For example, all else equal, after Hurricane 2.0% 7

Irma, homes that were in SLR exposed areas 40% -

and FEMA-designated 100-year floodplains

sold for 5.4% less than homes outside of 6.0% - In SLR Exposed Areas & Inside In SLR Exposed Areas & Outside

SLR exposed areas Similarly homes that FEMA-designated 100-year Floodplain FEMA-designated 100-year Floodplain
. !

were in SLR exposed areas but outside of

FEMA_deSIgnated 100-year HOOdeams sold Note: Includes data post 2010 to include only one significant hurricane, i.e., Hurricane Irma;
for 3.8% less. Consistent with prior studies, the post-hurricane period is October 2017 through December 2020.

*Compared to homes located outside of SLR exposed areas, all else equal.

these discounts appear to be driven by
heightened flood risk perception, rather than
perceived SLR risk. Unfortunately, we do not
have detailed information on whether and to
what extent properties in our dataset were
damaged by the flood which is a caveat of
our finding that the discount is solely driven
by heightened flood risk perception and not
the damages to the properties.

Other notable findings

In our analysis, there are a few other noteworthy findings. In terms of how much of a premium people
paid for the view, we find that ocean views, golf course views, and water views (e.g., pond, bay, and

lake) command a price premium of 36%, 35%, and 11%, respectively. Furthermore, we find that there is a
premium for higher elevation. Homes that are at or below sea level are sold for less than homes that are
above sea level. We also find that cash buyers pay 2.9% less than buyers with mortgages, and out of state
buyers pay 2.5% more than local buyers.

9 Some previous studies include but are not limited to Bin and Landry, 2012; Kousky, 2010, Atreya et al. 2013
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Conclusion

SLR risk poses long-term challenges for the housing market and adds another layer of risk to existing
flood risk. However, our research shows no evidence that SLR risk is affecting current home prices.
Homes in SLR-exposed areas that did have price discounts were also located in FEMA-designated
100-year floodplains, where discounts are typical because of the flood insurance requirement, rather
than in consideration of future SLR risk. These findings are consistent with several previous studies
which show that the discounts for homes located In 100-year floodplain as a result of flood Insurance
payment being capitalized Into home prices.

From our analysis, we conclude either that there is a lack of awareness about SLR risk or that SLR risk
may not be factored into pricing decisions because it is a long-term risk and buyers are more focused
on the short-term, not intending to own the home long enough for SLR to have an effect.

The absence of price adjustments now could mean decreases in home prices later, as sea levels rise or
FEMA flood maps reflect SLR. In the last couple years, home prices have increased significantly, and a
4-5% discount for homes in FEMA-designated floodplains may seem trivial at a macro level, but that can
add up quickly. Especially in Florida communities where a large share of homes is in SLR-exposed areas
and floodplains, this would have a significant impact on local housing markets.

Economic & Housing Research Note | March 2022 8
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Appendix

APPENDIX A.1

Literature review

Author/Journal

Study Area

Major Findings

Baldauf, Garlappi & Yannelis 2021

Review of Financial Studies

Bernstein, Gustafson & Lewis 2019

Journal of Financial Economics

Fu & Nijman 2021

The Professional Geographer

Keenan, Hill & Gumber 2018

Environmental Research Letters

Keys & Mulder 2020

NBER Working Paper

Murfin & Spiegel 2019

Review of Financial Studies

All'U.S. sale transactions within
50km (31 miles) from coast

1997-2017

All coastal counties (within .25
miles from coast)

2007-2016

Miami Dade and Pinellas (within
5000ft(0.8 mile) from coast)

2004-2019

Miami Dade County

1971-2017

Coastal Florida

2001-2020

All coastal states (within 30km of
the shoreline (18 miles)

2012-2017

Zillow ZTRAX , SLR from NOAA /
Yale Climate Opinion Map 2016
Climate

Zillow ZTRAX, SLR from NOAA /
All property types

Property appraiser office /
detached SF homes

Single family homes

Residential properties at census
tract level

Corelogic; Local tidally adjusted
elevation and local RSLR trend to
calculate SLR risk /single family
homes and duplexes Corelogic;
Local tidally adjusted elevation
and local RSLR trend to calculate
SLRrisk /single family homes and
duplexes

Negative (-2.8%) relationship between
home prices and homes being projected as
underwater due to 6ft SLR only in areas with
above median climate change believers

Approx. 7% discount in SLR projected area
in non-owner-occupied housing segment

~No substantial discount for 6t SLR; higher
discounts (up to 12%) for more exposed
properties (<2ft)

~Discounts higher for primary owners in
Miami but higher for non-primary owners
in Pinellas

High elevation homes appreciate more
than low elevation

From 2013-2018, home sales volumes in the
most-SLR-exposed communities declined
16-20% relative to less-SLR-exposed areas,
even as their sale prices grew in lockstep.

Between 2018-2020, relative prices in the
most-SLR exposed areas declined by roughly
5% from their peak.

No significant price effect of SLR location
even within 1.68km (1.04 miles) of shoreline
and 2015-2017 sample
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APPENDIX A.2

Summary statistics of variables used in the analysis (within a quarter mile of the coastline)

All Non-Owner Occupiers
sale price 2020% Sale price in $2020 $845,750 $ 816,304
coast_mile Distance to coast (miles) 0. on
oceanview Have ocean view 2.0% 2.2%
waterview Have water view (bay, pond, lake) 1.4% 1.4%
golfview Have golf course view 8.7% N%
Elevation (feet) Elevation above Sea Level Rise 9.5 9.8
hwy_dist (mile) Distance to nearest highway (mile) .56 0.59
cashsales Transacted in all cash 56% 59%
oos_buyer Out of State buyer 42% 64%
new_cons New construction 8% 9%
con_coop Condo/co-op 72% 74%
manuf_home Manufactured Home 1% 1%
bdrms Number of bedrooms 3.2 2.3
fullbath Number of bathrooms 2.3 2.3
livingsgft Living sq feet 1,637 1,573
pool Have an indoor pool 1% 10%
central_heat Have Central Heating 6% 6.9%
cons_Lux Construction is deemed luxury 1.2% 1.1%

Economic & Housing Research Note | March 2022 1
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APPENDIX A.3

Map showing 35 coastal counties studied
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APPENDIX A.4

Methodology

We employ hedonic model which is commonly used to tease out the value of environmental amenity or
disamenity using property transaction data (Equation 1 and 2). To compare the before and after hurricane
Irma prices of observably equivalent homes we use a diff-in-diff framework (Equation 3). Our hedonic
models take the following form:

Equation 1

J K M P
10g(Pi) = Bo+ ) B;Syct Y Bike+ ) BuCim+ ) 00 + Bu(SIr_6£8); + Bi(slropp + Vi + 8 + &
j=1 k=1 m=1 p=1

Equation 2

J K M P
10g(Pi) = Bo+ ) B;Sy+ Y Bikic+ ) BuCim+ . B0 + Bu(sIr_100yrFP), + B(slr_OFP, + ¥, + 8, + &
j=1 k=1 m=1 p=1

Equation 3

J K M P
log(Py) = B, + Z B; S, + Z BuLu + z BonCim + Z B,01, + By(Postirma,, + B, (slr_100yrFP),;
=1 =1 m=1 p=1

+ B,(slr_100yrFP); x PostIrma + B,(slropp)i+ ﬂs(slropp)i * Postlrma) +y; + 8, + €;;

Where,
S: Structural Attributes (# of baths, # of beds, lot size, pool availability, roof type, foundation type etc.)

L: Locational Attributes (location attributes such distance to nearest highways, view of golf course,
view of waterbodies)

C: Distance to Coastline

O: Other controls such as type of home (condo co-op vs. single-family), type of sales (cash/mortgage),
out of state buyer etc.

slr_6ft: Dummy=1 if Inside SLR exposed areas

slr_100yrFP: Dummy=1 if Inside SLR exposed areas & Inside FEMA-designated 100-year floodplains
slr_OFP: Inside SLR exposed areas & Outside FEMA-designated 100-year floodplains

Postlrma: Dummy=1 if the home was sold after Hurricane Irma

Yi is the school district fixed effectand 8 is the year fixed effect and Eit is the error term
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APPENDIX A.5

Results

TABLE A.5.1

OLS regression estimates

m (2)
Variables - (Dependent variable = In (sale price) Without FEMA Zones With FEMA Zones
slr_6ft -0.028***
(0.003)
slr_100yrFP -0.043***
(0.003)
slr_OFP 0.035***
(0.005)
Coast_500ft (dummy=1 if within O to 500 feet from coast) 0.308*** 0.307***
(0.005) (0.005)
Coast_500tolKft (dummy=1 if 500 to 1000 feet from coast) 0.116*** 0.114***
(0.004) (0.004)
Elevation (dummy=1 if below sea level) -0.294*** -0.291***
(0.023) (0.023)
Oceanview (dummy=11if has ocean view) 0.363*** 0.366***
(0.010) (0.010)
Waterview (dummy=1 1 if has water view) 0.112%** 0.110***
(0.011) (0.011)
Golfview (dummy=1 1 if has gulf course view) 0.350*** 0.349***
(0.006) (0.006)
Lnhwydist (distance to highway) 0.037*** 0.037***
(0.001) (0.001)
Cashsales (dummy=1 if cash sale) -0.029*** -0.029***
(0.003) (0.003)
new_cons (dummy=1 if new construction) 0.030*** 0.030***
(0.006) (0.006)
con_coop (dummy=1 if condo/coop) -0.028*** -0.028***
(0.007) (0.007)
manuf_home (dummy=1 if manufactured homes) -0.649*** -0.648***
(0.021) (0.021)
oos_buyer (dummy=1 if out of state buyer) 0.025*** 0.025%**
(0.003) (0.003)
Bedrooms (# of bedrooms) 0.311%** 0.311%**
(0.011) (0.011)
Bedroom sq (bedrooms squared) -0.035*** -0.035***
(0.001) (0.001)
Full bath ( # of fullbath) 0.333*** 0.331%**
(0.008) (0.008)
fullbath_sq (fullbacth squared) -0.022*** -0.022***
(0.002) (0.002)
Living sqft (total living squarefoot) 0.000*** 0.000***
(0.000) (0.000)
Livingsgft sq (total living squarefoot squared) -0.000*** -0.000%**
(0.000) (0.000)
Pool (dummy=1 if pool available) 0.160*** 0.160***
(0.013) (0.013)
Noparking (dummy=1 if no parking) -0.051*** -0.053***
(0.015) (0.015)
Condition (dummy= 1if very good /excellent) -0.150*** -0.147%**
(0.015) (0.015)
blt_yr (built year) 0.007*** 0.007***
(0.000) (0.000)
Foundation type -0.049* -0.049*
(0.026) (0.026)
Roofcover type 0.088*** 0.089***
(0.011) (0.011)
Central heat (dummy=1 if central heat available) 0.107*** 0.107***
(0.025) (0.025)
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cons_Lux (dummy=1 if deemed luxury construction) 0.137*** 0.138***
(0.017) (0.017)
Ln (median income) at tract level . 0.387***
(0.009) (0.009)
% Owner occupied home at tract level -0.030** -0.042***
(0.015) (0.015)
Constant 5.422%** 5.382***
(0.121) (0.121)
Observations 257,862 257,862
R-squared 0.594 0.595
School District FE Yes Yes
Year FE Yes Yes

Robust standard errors in parentheses

*** p<0.01, ** p<0.05, * p<0.1

TABLE A.5.2

Regression results restricting samples to non-owner occupied homes

(1) (2)

Variables Without FEMA Zones With FEMA Zones
slr_100yrFP -0.046***
(0.005)
slr_OFP 0.010
(0.007)
slr6ft -0.037***
(0.004)
Constant 5.357*** 5.339***
(0.148) (0.148)
Observations 172,566 172,566
R-squared 0.556 0.556
All other controls Yes Yes
School District FE Yes Yes
Year FE Yes Yes

Robust standard errors in parentheses

**% 5<0.01, ** p<0.05, * p<0.]
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TABLE A.5.3

Regression results showing the impact of Hurricane Irma on home prices using Diff-in-Diff framework

Variables

slr_100yrFP

postlrma (dummy=1 if sold post Sept 2017)
slr_100yrFP X Postlrma

slr_OFP

slr_OFP X Postlrma

Constant

Observations
R-squared
All controls

-0.036***
(0.005)
-0.002
(0.010)

-0.017**
(0.007)

0.070***
(0.008)

-0.107***
(0.013)

5.454***
(0.151)

153,138
0.587
Yes

Robust standard errors in parentheses

*** p<0.01, ** p<0.05, * p<0.1
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