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Floods are one of the most common and widespread 
of all natural disasters and are growing in frequency
and severity, possibly an adverse consequence of
global warming.

Flooding can have a devastating
impact on your property and
surrounding area. It is important
that during a flood you are able to
be in a place that is safe for you,
your family or work colleagues.

RICS (Royal Institution of Chartered
Surveyors) has developed this guide 
to help you:

� Prepare for flooding

� During a flood

� Post-flooding recovery

Consult your local RICS member by 
visiting www.ricsfirms.com. They will be 
able to help you with professional advice 
on the most appropriate improvement
measures for your property. 

You can check an areas flood risk by 
visiting the Environment Agency website
which provide maps of flood risk areas 
and will give an overall assessment 
of the risk to a home. 
Visit www.environment-agency.gov.uk
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Preparing for flooding
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Questions to consider:
� What is the likely source of a flood?

� How often will a flood occur?

� Has the property or surrounding land 
and gardens ever flooded in the past?

� Have neighbouring properties 
ever flooded?

� Is the property on a floodplain?

� Has the property been issued with a 
flood warning?

� Is the property close to surface 
water drainage, ditch or a stream that 
could overflow?

� Is the property in a hollow or 
low-lying area?

� Is the property protected by river 
or coastal defences?

� What is the likely maximum depth?

� How long is it likely to last?

Prepare a flood survival plan

This may seem a little dramatic but this is a
worthwhile exercise for both the individual
and an organisation. An exercise such as
this can help to identify risks and mitigate the
damage and the inevitable misery that
accompanies flooding. 

Identify the routes via which flood
water may enter your property

All sorts of gaps and cracks exist in most
buildings. Many can be sealed permanently,
while some, such as air-bricks can be temp -
orarily protected when a flood is imminent.

For example, your ground floor loo may
become a fountain, jetting foul smelling
water into your home or place of work. 
This is preventable.

Walls, windows and doors

These can be made more resilient, but do
remember that deep flood water will exert
enormous pressure. 

Simple expedients may be to re-plaster ground
floor walls if they are currently covered with
gypsum plaster (which takes water like
blotting paper). 

Flood boards can be a very effective way 
of excluding flood water. There are some
prop rietary systems on the market which
work well, and could give you peace of 
mind, if you leave the property vacant for any
length of time. But remember that a holistic
view of the problem needs to be taken, e.g.
don’t forget those air-bricks before trusting
flood boards to do everything.

Assessing the level of risk is not
easy, particularly when insurance
companies and others factor in
things such as damage from the
sea, rivers, drainage channels,
surface water run-off, drain pipes,
ground water, etc. 

It is important to get this level of risk right,
because the cause dictates the remedy, for
example if the problem is surface water run-
off, good old-fashioned sand-bags may
suffice. However, if the risk is from, say, the
River Severn flooding, more robust measures 
will probably be needed. 

What is the first priority to consider?

If your property is vulnerable to flooding, the
first priority is to undertake flood protection
works. You may not be able to stop flood
water entering, but you will be able to
minimise the damage that will be caused.

There are many websites that provide 
advice on flooding but some of the
information can be quite technical. A local
chartered surveyor, preferably a chartered
building surveyor will be able to help you.
Visit www.ricsfirms.com to find your local
chartered building surveyor.

Do note that if you expect flood water 
to be deeper than 600mm there is an
increased risk of structural damage to the
walls. Please remember, flood water is 
often contaminated. 
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A check list of things to consider
during a flood:
� As mentioned, move valuables and other

items to safety

� Make sure your property is well ventilated

� If possible, put sandbags in place around
your property

� Unplug electrical items and store them
away, preferably in a high place. Be
prepared to turn off gas and electricity. 

� Utilise the day as much as possible to 
get things done. During flooding, there is
the risk of electricity failure. 

� Co-operate with emergency services 
and local authorities at all times as you
may need to be evacuated and taken to 
a rest centre or shelter. 

Stay safe in a flood 
� Floods are dangerous and can kill, don’t

try to walk or drive through floodwater.
There are many hazards that you may not
be able to see such as manhole covers,
stones etc. 

� Swimming through floodwater should
never be attempted as the speed of the
waterflow is difficult to judge and you
could be hurt by objects in the water 

� Don’t walk on sea defences, riverbanks or
cross river bridges. In extreme situations
they may collapse or you may be swept
off by large waves.
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During a Flood

Flooding is a major risk in the UK
and its effects can be devastating
and costly. According to the 
Environment Agency about 5 million
people, in 2 million properties, 
live in flood risk areas in England
and Wales. 

The first thing to do is to check 
the flood warnings by listening 
to the radio, TV reports or phoning
the Floodline on 0845 988 1188.

Keep valuable items above 
likely flooding levels

This includes your insurance documents 
as well as those prized and irreplaceable
personal belongings. If possible, keep copies
of insurance documents in another location
(with family, friends, lawyer etc). This advice
applies to all properties, even those that
have not experienced flooding before. There
is always the first time. Flooding can happen
so swiftly that there may not be time to take
even these simple measures.

The Association of British Insurers 
website gives good post-flood advice 
on insurance issues. Visit www.abi.org.uk
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Major repairs may require access on or 
over the land of a neighbour and due to a
variety of reasons one party may be reluctant
to grant the necessary access to facilitate
the repairs. Legal access rights via either 
the Party Wall etc Act 1996 or Access to
Neighbouring Land Act 1992 may provide
assistance when cross boundary repair 
work is required. This process may require
the assistance of a chartered surveyor to
administer the procedure via expert reports 
for a Court Access Order or service of
formal Notices and negotiation of Award 
in the party wall context.

The nature and extent of damage after a
major flood can be significant, with structural
damage to property. This may be created
during water rushes that have been known
to have enough energy to lift cars, fell 
trees and move water at force resulting 
in associated impact damage. The nature
and extent of serious damage may require
complex structural repair to reinstate the
property. Therefore, the repairs could be
complex, requiring professionally supervised
design and construction techniques which can
all be undertaken by a chartered surveyor.

Repair costs and building works may lead 
to reinstatement projects involving significant
sums of money, to the extent that normal
financial management of the contractor
should be administered via a formal 
contract with recorded cost control. 
Project manage ment techniques to
coordinate various trades and contractors 
to ensure a swift return are easily
administered by chartered surveyors
experienced in construction to a post 
flood situation.
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Post-flood recovery

When the water begins receding,
plan the future steps to rehabilitation
and restoration carefully. Contact
your insurance company who will
be able to advise you on what to 
do next. 

Your insurance company may require 
that significant repair cost estimates are
supported by technical reports confirming
the nature and extent of damage. This can
be provided by a chartered surveyor
experienced in property inspection.

Services

All gas and electrical appliances that have
come into contact with floodwater must be
inspected by a qualified engineer before 
they are re-used.

There are some straightforward ways 
of minimising the damage to services. 
For example, if the property is at medium 
risk of flooding, it might be worth raising 
all electrical cables to first floor height, 
with drops down to sockets at ‘hip-level’. 

Similarly, incoming electrics and consumer
boards should be sited above flood level. 

The same applies to the incoming gas main
and meter, not forgetting to seal around all
service entry pipes, ducts, conduits, etc. Your
gas supplier may be able to make provision
for purging gas supply pipes through the
installation of appropriate drain points.

For those ground floor loos, a one-way valve
may be the answer.

Don’t rush the recovery and 
drying-out period.

This may seem harsh, but above all allow 
the property to dry out fully. Being in a hurry
to redecorate too soon can aggravate all
sorts of problems e.g. causing moisture to
become trapped inside the walls. If you must
redecorate, use porous materials, not vinyl. 

If you notice floor slabs have cracked or other
related structural defect take professional
advice from a chartered surveyor. This 
type of defect could be associated with the
enormous upward pressure that ground
water can exert. 

The flood may have swept away your
boundary fences etc and this might,
unfortunately, lead to neighbourly disputes
when it comes to reinstatement. Professional
advice from a chartered surveyor will help
overcome such issues. The RICS has
produced specific post flood advice on
boundary reinstatement.
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Free RICS guides

RICS have a range of free guides
available for the property issues
listed below.
� Buying a home
� Selling your home
� Property surveys
� Extending your home
� Subsidence
� Boundary disputes 
� Party walls
� Right to light
� Compulsory purchase

� Letting a property
� Renting a property
� Flooding
� Property auctions
� Buying and selling art 

and antiques at auction

To order your free copies, visit
www.rics.org/usefulguides
alternatively email
contactrics@rics.org
or call the RICS Contact Centre

0870 333 1600
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For more information

We hope this guide is useful to 
you. If you’d like to know more
about flooding, or how RICS can
help, please contact us.

Visit our website 
www.rics.org/flooding
alternatively email
contactrics@rics.org
or call the RICS Contact Centre

0870 333 1600

Consumer helplines

RICS offers telephone 
helplines giving you 30 minutes
free advice on: 
� Boundary disputes 
� Party walls 
� Compulsory purchase

Just call 0870 333 1600
and you will be put in touch with 
an RICS member local to you,
willing to provide a free 30 minute
initial consultation. Lines are open
0830 - 1730 (GMT), Monday to Friday.

If you want to find independent,
impartial advice from a qualified
professional with good local
knowledge, contact us.

Look out for firms that are ‘Regulated by
RICS’. Estate agents and surveying firms
that are regulated by RICS will be easier 
to spot as they will be using ‘Regulated 
by RICS’ on their stationery and 
advertising material.

To find a chartered surveyor 
in your area visit 
www.ricsfirms.com
alternatively email
contactrics@rics.org
or call the RICS Contact Centre

0870 333 1600

Find an RICS member
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Your local RICS member

The Royal Institution of 
Chartered Surveyors
12 Great George Street
Parliament Square
London SW1P 3AD
United Kingdom

T 0870 333 1600
F 020 7334 3811
contactrics@rics.org
www.rics.org

RICS (Royal Institution of Chartered Surveyors) is the
leading organisation of its kind in the world for professionals
in property, land, construction and related environmental
issues. As part of our role we help to set, maintain and
regulate standards – as well as providing impartial advice 
to Governments and policymakers. RICS has 140,000
members who operate out of 146 countries, supported 
by an extensive network of regional offices located in every
continent around the world. To ensure that our members 
are able to provide the quality of advice and level of integrity
required by the market, RICS qualifications are only awarded
to individuals who meet the most rigorous requirements for
both education and experience and who are prepared to
maintain high standards in the public interest. With this 
in mind it’s perhaps not surprising that the letters RICS
represent the mark of property professionalism worldwide. 
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