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Abstract 

Flood risk is a serious policy issue globally and particularly in the United 
Kingdom (UK). It is estimated that 2.8 million properties in England alone are 
exposed to some risk of flooding of which 690 thousand are properties at very 
significant risk (75-year return period or less). Climate change is expected to 
increase the frequency and intensity of flood events. Projections of future flood 
risk suggest that even in a scenario without population growth the number of 
properties in England exposed to very significant risk would increase by 43-130 
percent by 2080. Due to the scale of the problem, there is already a large 
number of studies investigating the impact of floods/flood risk on housing 
markets (e.g., Atreya and Ferreira, 2015; Beltran et al., 2019). The majority of 
these studies focus on property prices as the market outcome for analysis. The 
impact of floods on other market outcomes, such as liquidity, has been largely 
overlooked. 

Our study combines data on individual property transactions from the Land 
Registry and Zoopla with historical flood records from the Environment Agency 
for the period 2010 - 2019, to investigate the effect of floods on the real estate 
market in England. Our use of Zoopla data restricts our sample to only 
properties transacted via real estate agents but allows us to investigate market 
liquidity in the aftermath of extreme events. Our identification strategy relies on 
the use of a difference-in-difference (DID) approach to identify the effect of 
floods on market liquidity, measured by the number of days a property remains 
in the market from listing date on Zoopla until the date of legal transfer of 
ownership as recorded in the Land Registry. 

The results suggest that flooding has a significant impact on market liquidity. 
Properties in flooded postcodes remain in the market 9% longer than properties 
in the control group, this represents about one extra month for the average 
property. This evidence suggests that previous studies that focus exclusively 
on prices underestimate the full impact of floods on property markets. Our 
results suggest that the full adverse effects of floods on the  



 

   
 

 

 

housing markets are delayed and the ability to transact (buy and sell) housing 
units in flooded postcodes steadily deteriorates in the post-flood period. This is 
also accompanied by a decline in house prices, which can last up to 6 years 
following the event. The delayed impact of floods suggests the existence of 
“cleansing” effects on regional housing markets where low quality properties 
are withdrawn from the market, which reduces mobility of low-income 
individuals. Our results have important implications for explaining regional 
disparities in economic development in the UK. 
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Circular Economy, Social Housing and the Road not taken to Net-Zero 
Carbon 

Halima Sacranie, University of Birmingham 

Abstract 

The UK government has set an ambitious target of net zero carbon homes by 
2050 as part of the legally binding Climate Change Act (2008). Housing is 
responsible for around 15% of all carbon emissions in the UK and is rightly a 
priority area for climate change policy (Committee on Climate Change, 2019). 
For the social housing sector, policy and strategy has predominantly focused 
on reducing carbon emissions through heating, fuel efficiency and insulation 
of buildings in both existing housing stock and in the development of new 
affordable homes (MHCLG, 2019). The building changes in heating systems, 
from fossil fuel based to electric pump alternatives, and improved EPC ratings 
will become entrenched in the Future Home Standards in 2025, requiring 
homes to produce 75-80% fewer carbon emissions (MHCLG, 2019).  The 
social housing sector, which is not-for-profit and highly regulated, constitutes 
a key part of the government’s net zero housing ambitions, and the 
government has recently launched the Social Housing Decarbonisation Fund 
(BEIS, 2021), allocating £160 million to support the upgrading of 1.6 million 
social homes with the poorest energy ratings. 
 
However, a narrow policy focus and dominant climate change logic around 
heating and insulation interventions could be self-limiting the sector by not 
considering alternate and complimentary strategies to achieving net zero such 
as the circular economy. Beyond the energy related performance of dwellings 
(i.e. operational carbon emissions), the construction industry also contributes 
to carbon pollution through huge volumes of waste produced as a 
consequence of linear building processes, and the single-life use of raw 
materials and manufactured products before they are demolished or 
discarded (i.e. embodied carbon emissions). In the UK the construction, 
demolition and excavation sector is responsible for 64% of all waste 
generated which equates to around 120.3 million tonnes of waste (DEFRA, 
2020). 
 
The model of circular economy applied to housing provides an opportunity to 
improve carbon reduction as building materials and components are  
 
recovered, reused and up-cycled, extending their product life and significantly 
reducing construction waste production. As social housing landlords and the 
largest developers of affordable homes, housing associations are ideally 
placed to adopt circular principles for asset renovation and new construction 
in order to meet carbon reduction targets, but there appears to be limited 
public policy incentive nor drive from within the sector to do so.  Despite the 
growth of circular models in social housing organisations in the EU (Cetin et  



 

   
 

 
 
 
al, 2021), the Circular Economy in the UK is largely an approach to waste and 
resource management (DEFRA, 2020), and a road not (yet) taken to net zero 
housing.  
 
In addition to the clear economic and environmental rationale for circular 
housing models, which help address climate change through waste reduction, 
the circular economy can also enhance sustainability and ecological 
effectiveness through community engagement and social value approaches 
(Eikelenboom et al, 2021). With housing associations’ social purpose remit 
including priorities around tenant engagement, community investment and 
triple bottom line reporting to funders, the opportunity to achieve further social 
benefits could incentivise both policy makers and social housing providers to 
consider circularity in construction and renovation as part of a broader 
strategy to achieving carbon zero targets in social housing.  
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