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Executive Summary

RICS Research – Impacts of flooding on SMEs and their relevance to Chartered Surveyors

Introduction

Research Method

The UK has endured a number of major flood events in
recent years, and the UK Environment Agency (2009a)
identified that about 5.2million properties in England,
amounting to one in six, are at risk of flooding. The impacts
of flooding include direct and indirect impacts and can be
particularly devastating for small and medium-sized
enterprises (SMEs) who are generally more vulnerable to
such events than larger business organisations. Recent
flood events have established how costly flooding can be
to the SME sector (Pitt, 2008, ABI, 2010), which has given
greater impetus to the need to improve the resilience of
at-risk SMEs. A lack of professional advice on flood
protection and adaptation measures represents a potential
barrier to the uptake of such interventions by SMEs.

Cockermouth in Cumbria was selected as the study area
for the investigation. This locality has experienced a series
of flood events in recent years and has an abundance of
small businesses that were affected by flooding. The most
severe flooding in Cockermouth occurred in November
2009 with about 700 residential properties and 225
businesses directly affected (Cumbria County Council,
2010, Tickner, 2011), and many others affected indirectly.
The area also attracted a lot of public interest including
officials in the Government, private sector and community
based organisations during the aftermath of extreme
flooding. The area received a lot of publicity in the media
and also attracted the interest of a lot of professional
bodies. According to the Cumbria Intelligence Observatory
(2010), 80% of the businesses were affected by flooding
and the town was, therefore, considered to be an
appropriate study area for this research.

A recent Royal Institution of Chartered Surveyors (RICS)
survey, as quoted in Defra (2008) notes that, although a
majority of chartered surveyors would like to work in this
area of practice (flood risk assessment and adaptation),
they are conscious of gaps in their competency,
knowledge and understanding. The research project
sought to contextualise this broader issue and investigate
how chartered surveyors can bridge the gap in providing
professional flood advice to SMEs. Further, a shift in the
UK government policy on flood risk management is
evident, where at-risk communities are urged to adapt to
flooding. This places greater emphasis on property-level
flood adaptation, providing further impetus for Chartered
Surveyors to be involved. Findings of the research will be
of interest to the RICS, the RICS Flood steering Group,
practicing surveyors generally, SMEs, business support
and policy making organisations.

Aim and objectives
The overall aim of the research project is to “build up
capabilities and capacities of chartered surveyors in the
adaptation of SMEs and their properties to flood risk”.
The broad goal of this research is to contribute to the
overall aspiration of upskilling and raising the profile of
Chartered surveyors in order for them to be able to
provide independent, reliable and valid advice on
property level flood adaptation measures.
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A desk-based literature search and review was first
conducted. Accordingly, existing guidance available for
surveyors on property level flood risk, flood damage and
reinstatement such as Flooding: Issues of concern to
chartered Surveyors (RICS, 2010a), Household-level Flood
Protection Surveys Report Template (Defra, 2009) were
identified and reviewed in line with the objectives of the
research. Further, literature on the impacts of flooding on
SMEs, flood resilience and adaptation of SMEs, together
with property-level flood protection were also reviewed.
Primary data were collected from SME business owners
operating in Cockermouth as well as surveyors involved in
providing flood advice to them. Expert interviews were
conducted with two chartered surveyors (FS1 and FS2)
and a practicing architect (FS3), having considerable
experience in advising SMEs on post-flood reinstatement
and flood protection advice. To complement the expert
interviews, information from SMEs was collected via a
questionnaire survey of 48 SMEs, followed by a more
detailed analysis of four case study SMEs. The research
process is shown in Figure 1.

rics.org/research

Figure 1

Research Method Used

Literature Review
Literature
Review

Research findings
Experiences of surveyors in providing flood
advice to SMEs
Key information gathered culminated in the development
of an influence map (See Figure 2), where the influencing
concepts were organised around three components:
(i)

Survey of flood affected SMEs

Professional skills

(ii) Knowledge and competencies
(iii) Other factors

Case studies of SMEs

Interviews with professionals
providing flood advice to SMEs

Analysis and recommendations

This influence map represents one of the major
contributions of the study and details the current trends
and future direction of the surveying profession in their
journey to assimilate the appropriate skill sets, knowledge
and understanding and other contextual factors related
to adaptation of SMEs and their properties to flood risk.
The map also provides insights into some of the gaps in
current research that allows the research team to make
recommendations for further research.
In terms of knowledge and competencies, the influence
map identifies that the technical competence drives the
confidence of the surveyor. For example, a majority of the
business premises in Cockermouth are Grade I, II and
Grade II* listed buildings. The building surveyor, who had
dealt with properties in other areas of the UK, identified
that his technical competence drives the ability to
communicate better with planners and other stakeholders
and boosts his confidence in dealing with insurance
companies and loss adjusters. The ability to negotiate with
the insurance companies and advance convincing
arguments is a major competence that flood advisors
could assimilate.
According to FS1, flood risk advice should be primarily
professional led, rather than contractor led, and it should
be to the benefit to the community. The influence map
also indicates the professional skills aspect as an
important parameter in developing flood expert advice.
Both FS1 and FS2 seem to have assimilated this expertise
through their technical knowledge as well as their
experiential knowledge. The experts also highlighted the
eroding boundaries of the surveying profession and the
underpinning technical competence, as well as the added
common sense approach to problem solving as a unique
advantage. All experts interviewed provided the flood
advice and support as part of a package of professional
services to clients.
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Figure 2
FS1

Influence map of flood advice experts

FS2

FS3

Expected / needed skills and competencies,
and possible gaps, in flood advice
Balance between
conservation,
building back better,
non-betterment
clauses, costs etc.

Basic architectural
qualifications &
common sense
approach
RICS faculty
boundaries
have changed

Building surveyors
deal with a lot of
existing buildings
more than others

PROFESSIONAL
SKILLS

QS, architects deal
with new buildings

KNOWLEDGE &
COMPETENCIES

Moving in to
building surveying
work from quantity
surveying

Worked for loss
adjustor for postflood work

Ability to argue and
stay put with insurers
Loss adjustors
better for business
disruption advice due
to flooding

FLOOD
ADVICE
EXPERT

Tend to contact
structural engineers
as people rush into
thinking there are
structural problems

RICS role on flood
advice is relatively
unknown to
communities. More
awareness needed

Allowed the insurance
company to appoint
whoever they felt,
and got on with. The
service that they gave
was really poor

OTHER
EXTERNAL /
INTERNAL
FACTORS

All activities
insurance led, low
payback period, high
client expectations

Confidently discuss
with planning officers
and building control

Being vocal was
able to convince the
insurance company
no need to seal walls

Ability to convince
that no need to strip
out plaster all the
time

Deliberately ignoring
the fact that
these buildings in
Cockermouth had
been flooded many
times in the past

Contractors brought
in were possibly out
of county or certainly
not experienced with
the kind of building
that Cumbria is full of

Need of feeding back
the experiences,
knowledge of
surveyors who
have been working
with flood related
situations to
the others
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Ability to negotiate,
property, put
an argument
with insurance
conservation
officers etc.

There are all kinds
of authorities,
associations and
information available

There should be
strict guidance on
matters that make a
difference

And with my role
on the Civic Trust,
it probably helped

RICS should lobby
the government for
correct community
flood protection,
rather than expensive
flood defences

Important not to
be limited to strict
guidelines, just to fill
tick boxes, but have
to bring in experience
and professional
skills in to it

rics.org/research

Impacts of flooding on SMEs and their relevance
to chartered surveyors
The Survey results provide chartered surveyors the
knowledge and understanding of both direct and indirect
impacts of flooding on commercial properties. The survey
results widen the knowledge and understanding of
chartered surveyors of the different levels of impacts of
flooding so that although a commercial property is not
directly affected, can face several indirect impacts. The
main impacts of flooding were the travel difficulties for
customers, additional costs, stocks / products damaged,
and decrease in sales due to the 2009 flood event on
SMEs in Cockermouth (See Table 1). The results revealed
that the impacts of flooding had extended to SMEs who
were not directly flooded and the importance of indirect
impacts of flooding was highlighted by the relatively higher
weight associated to impacts such as travel difficulties for
customers, suppliers / customers affected by flooding,
and loss of services.

Table 1

Results of the survey revealed that flooded SMEs have
experienced increases in their property insurance premiums
and excesses. The average increase in property insurance
premiums as a percentage of the pre-flood premium was
46% (n=15). This was higher in the case of insurance
excesses. On average, the percentage increase in excess
cited was approximately 1750% (n=18) of the pre-flood
excess. This is considerably higher than figures previously
reported. The reported increases in insurance excesses will
largely reduce the amount of damages claimable in the event
of a future flood event, meaning that SMEs are likely to end
up with lesser protection from insurance, coupled in some
cases with a higher insurance premium. This highlights the
need of addressing the risk by other means and not relying
solely on insurance. This is an important finding for chartered
surveyors as their advice on adaptation and resilient
reinstatement will be sought after by commercial property
owners. Further, Chartered Surveyors can also contribute
to Government policy making on implementation of
community-level flood defence schemes in the UK.

Ranking of impacts according to RII values

Impact

No. of
responses
with the
highest
weight

No. of
responses
with no Mean impact
impact
weight

RII

Rank
(Based on
RII)

Travel difficulties for customers

28

1

3.16

0.79

1

Additional costs

28

2

3.14

0.78

2

Stocks / products damaged / spoiled

29

7

3.07

0.77

3

Decrease in sales / production

27

1

3.05

0.76

4

Loss of trading for sometime

29

3

3.00

0.75

5

Premises flooded

29

8

2.98

0.74

6

Suppliers / customers affected by flooding

22

2

2.98

0.74

7

Loss of electricity, other services

26

3

2.89

0.72

8

Loss of access to business premises

23

6

2.70

0.68

9

Increased property insurance premium

26

10

2.68

0.67

10

Increased property insurance excess

23

9

2.64

0.66

11

Travel difficulties for employees

20

7

2.57

0.64

12

Loss of business records

20

16

2.27

0.57

13

Damages to IT and other equipment

21

16

2.23

0.56

14

Delay in receiving supplies from suppliers

14

7

2.09

0.52

15

Delay in providing supplies to customers

12

5

2.02

0.51

16

Structural damage to premises

11

13

1.73

0.43

17

Had to move to a temporary premises

13

21

1.32

0.33

18
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Response of SMEs to flooding: what lessons
can chartered surveyors learn?
Fifty per cent of the SME respondents had implemented
at least one property-level flood protection measure to
safeguard their business property in a future flood event.
Measures such as reviewing property insurance, raising
electrical sockets / wiring, and relocating vulnerable /
important stocks / equipments to an upper floor were the
most commonly implemented flood protection measures
adopted by SMEs (See Table 2)
Although major flood events provide an opportunity
to integrate flood resistant and resilient measures to
existing properties, especially to those flooded and
extensively damaged, findings of the survey suggests
that this opportunity has not been grasped by many SMEs
(See Table 3). Although several resilient reinstatement
measures have been implemented, such as opting for
concrete floors instead of wooden floors, the uptake of
resilient reinstatement measures in general seems to be
low. The lack of knowledge and the motivation to
implement long term sustainable solutions seemed
paramount in this study. This gap provides chartered
surveyors an ideal opportunity to step up their level of
knowledge and technical competencies in this area to
be able to offer this important professional service.

Table 3
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Table 2

Flood protection
measures implemented

Flood protection measure

As a % of
businesses opting
for flood
protection

Reviewing property
insurance

44%

Raising electrical
sockets / wiring

33%

Relocating vulnerable
important stocks /
equipments to upper floor

28%

Obtaining property
insurance

22%

Flood resilient flooring /
floor finishes

22%

Obtaining temporary
flood barrier(s)

22%

Conducting a flood risk
assessment on property

22%

Storage of stocks /
equipments above
floor level

11%

Flood resilient wall finishes

11%

Remedial works to seal
water entry points

11%

Other

28%

Comparison of like-for-like reinstatement and resilient reinstatement

Like-for-like reinstatement

No

Resilient reinstatement

No

Repairing / replacing wall finishes

26

Resilient wall finishes

2

Repairing / replacing floor finishes

24

Resilient flooring / floor finishes

4

Replacing doors

19

Flood proof external doors

0

Replacing windows

12

Flood proof windows

1
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Post-flood recovery and reinstatement advice
for SMEs
In terms of advice received on post-flood reinstatement
activities, a majority of SMEs have said that they have taken
decisions on this regard by themselves, mainly in
combination with external sources such as their insurance
company, loss adjuster or building contractor. Therefore if
commercial property owners decide to implement any
flood protection measures in the future, they were found to
be most likely to decide themselves what was to be done.
As many SMEs are unlikely to have the necessary technical
expertise with regard to flood protection, self-reliance may
lead to them implementing ineffective solutions. The lack of
independent, reliable and valid advice highlights the need
for an RICS initiated plan to improve the knowledge,
understanding and competency amongst its members.
Case studies with SMEs also supports this contention
as it revealed that some SMEs whose premises were

Figure 3

significantly damaged by flooding, and thus required
extensive reinstatement, have not received adequate
guidance on flood protection (See Figure 3).
The survey data show that chartered surveyors had a
moderate level of involvement in the recovery process. The
percentage expressing likelihood for approaching chartered
surveyors in the future seems to have increased when
compared to their experience in the past in getting
assistance. Nearly 40% have said that they might approach
a chartered surveyor for flood protection advice. This seems
to suggest that the awareness of SMEs about the services
of chartered surveyors have increased following their
post-flood recovery experiences. Therefore, it reinforces the
earlier argument that chartered surveyors should expand
their professional practice to cover flood adaptation of
properties and resilient reinstatement mechanisms.

Snapshot of first case study SME (CS1)

Impact on flooding
Water level inside the building had risen over 5 feet
(5’ 6’’). All stocks were spoilt. Furniture and equipment
were damaged and could not be salvaged. The
business was closed down for about 6 months
following the flooding.

Assistance received
Rent and rates were not charged for the period the
business was closed. CS1 had received significant
assistance from its brewery network (landlord).
Reinstatement work had been carried out by the
brewery. CS1 was highly satisfied with the support
received from the insurance company, in terms of
recovering damages from its property and business
interruption insurance cover.

Reinstatement / flood protection
Reinstatement work included a complete upgrading
to the interior of the building, whilst preserving the
traditional outlook intact. Although the brewery had
assumed the responsibility of refurbishment works,
taking the burden away from CS1, it had been given
the opportunity to incorporate its requirements. This
was greatly appreciated by CS1. Several resilient
reinstatement measures were undertaken, including
a wooden floor being replaced with concrete floor and
electrical wiring / sockets installed above the 2009
flood level, where possible.

Public house
and restaurant

CS1

CS1 is a small public house & restaurant
located on a leased business premises.
The business had been under the ownership
of the current licensee for about 2 years
when the 2009 flooding occurred.

Advice on flood protection
CS1 had not received any advice on additional flood
protection. It had not been approached by any source
on this regard. Its application for a grant for flood
gates was not approved, as it was only available for
households. If CS1 required any advice on flood
protection, it is likely to approach the Environment
Agency, local council or search online.

Strategies to keep / re-attract the
customers
CS1 had implemented several strategies to re-attract
its customer base since the reopening.
•	Keeping in close contact with as many customers
as possible
• Moving in to new avenues of business
•	Making available more meeting space – to promote
it as a community space
• Screening TV channels
• Themed music nights
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Conclusions
From a surveyor’s perspective, the opportunity to offer
flood related adaptation advice represents a new direction
in their portfolio of professional services. Recent shifts in
national policy towards promoting property-level
protection suggest that this area of expertise is likely to
see a growth of demand in the future. Whilst more
experienced surveyors may arguably be capable of
expanding in to flood reinstatement and protection related
practice without formal training, this could not be said for
surveyors with lesser experience. The influence map,
developed based on the interviews with flood advice
experts, identified technical competence as what drives
the confidence of the advisor. Hence, it is important that
formal training and education is made available on flood
related advice.
These findings are based on the township of Cockermouth
in Cumbria as its case study site. Cockermouth has
experienced recent flood events, the most recent being in
2009, resulting in catastrophic consequences to the local
economy. The area also has a very high risk of future
flooding. The vulnerability of this township provided the
basis for the DEFENCES research team to investigate a
number of contemporary research questions, of relevance
to the surveying profession in a SME context. The
research comprised a combined literature review, survey,
case study and an expert interview approach to gain both
theoretical as well as a multitude of practical perspectives
on the issues.
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The findings revealed the significance of flood insurance to
SMEs and their dependence on insurance to recover
following a flood event. Following the 2009 flood event,
SMEs directly affected by flooding had experienced
substantial increases in their insurance premiums and
excesses. As a result, damages claimable in the event of a
future flood situation will be considerably reduced, albeit
at a higher insurance cost. This situation might be further
aggravated in the future, given the planned expiration of
the agreement between the government and the
insurance industry to provide flood insurance to small
businesses and households (the expiration of the
statement of principles on the 30th June 2013). As a
result, the ability of SMEs to rely on insurance is likely to
be reduced. This makes the importance of opting for
alternative risk management measures even more
significant. Chartered Surveyors therefore have the
potential to assist SMEs in identifying a range of
adaptation options. The factors highlighted within the
influence map in Figure 1 could inform the direction that
surveyors should take to improve this under developed
area of professional service. Higher costs of insurance and
excessive excesses could mean property-level protection
is more beneficial for at-risk commercial property owners
in general. Further research in this regard is needed, in
order to assess this phenomenon and develop a fuller
understanding of the costs and benefits of property-level
flood adaptation to at-risk SMEs.

rics.org/research

Recommendations
Based on the findings of the research, several
recommendations are made specifically for consideration
by the RICS, and others for wider policy making and
practice as follows;
• A more visible role and presence for RICS
Study findings reveal that SMEs have had limited
access to independent reinstatement advice apart
from insurers and loss adjusters, especially in the
immediate aftermath of a flood event, and often the
services of chartered surveyors have not been used.
The RICS can address this issue by working with
community action groups and local authorities in the
immediate aftermath of a major flood event and helping
to promote and raise awareness of the professional
services and guidance available.
• Training and Education of Chartered Surveyors.
Further work in identifying the knowledge base required
when providing professional advice on adaptation and
reinstatement of commercial (and indeed residential)
property to flood risk. This could be delivered through
a range of training / CPD opportunities arranged by
the RICS and could help inform future curriculum
development of new and existing RICS accredited
courses at undergraduate and postgraduate levels
as appropriate.
• More targeted approaches with the RICS
regional offices
This could help to deal with localised events such as in
Cockermouth. Regional offices of the RICS are better
positioned to liaise with local councils and get involved
in post-flood reinstatement and flood protection
activities. This way, the RICS is likely to be able to
enhance the awareness of local small businesses and
property owners of the capability of its membership to
provide professional advice to them.

• Lobbying Government / Chamber of Commerce
regarding the acute problem of flood impacts on SMEs.
Findings of the research highlight the extent of impacts
that a severe flood event can have on local small
businesses. This message can be taken forward by
the RICS at the national policy level.
• Working more closely with local authorities in
more focused approaches to enhance the awareness
of local SMEs on flood adaptation of their properties.
There seems to be scope for the RICS to engage in a
focused endeavour with local councils to enhance the
awareness of local SMEs on flood adaptation of their
properties during non-flood periods of time.
• Highlighting the need for resilient reinstatement
and flood adaptation via business support
organisations such as Business Link, Federation of
Small Business and local Chambers of Trade. The need
for resilient reinstatement, integrating flood resistance
and resilience measures to their properties can be taken
forward by the RICS to SMEs via business support
organisations such as Business Link, at the national
level, and local Chambers of Trade at the local level.
• Further research into the cost benefit analysis
of resilient reinstatement for SMEs. An increase
in insurance excesses is likely to make resilient
reinstatement more beneficial for at-risk SMEs. Further,
there is uncertainty surrounding cost and availability
of flood insurance for SME. These issues are likely
to affect cost / benefit of resilient reinstatement and
property-level flood protection for SMEs. Further, it
was noted that many SMEs had chosen like-for-like
reinstatement, whilst only a few had opted for resilient
reinstatement of their property. Factors that motivate
SMEs to implement resilient reinstatement is worthy of
further investigation.
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The UK Environment Agency (2009a) identified that about
5.2million properties in England, amounting to one in six,
are at risk of flooding. Of these, 2.4million are at risk of
river and coastal flooding and 3.8million are at risk of
surface water flooding, whilst about 1million properties are
at risk of flooding from both of the sources. Recognising
the extent of the risk of flooding, the National Risk Register
for the UK has now placed coastal and inland flooding as
risks that have a relatively high likelihood and impact
(Cabinet Office, 2010). Further, national climate change
risk assessment for the UK (HM Government, 2012a)
projects the risk of flooding to increase significantly in the
future. Flood risk management is thus identified as an area
that requires serious action within the next five years and
beyond (HM Government, 2012a).
Whilst community level flood risk management strategies
attempt to reduce the risk of flooding, some properties
may still be left without adequate protection. A significant
portion of these properties can be expected to be
business establishments. For a business organisation,
flooding can have serious consequences, including
damage to property and stocks, being out of business for
a considerable period of time and, ultimately, business
failure. Impacts of flooding can be particularly devastating
for small and medium-sized enterprises (SMEs) (Crichton,
2006, Wedawatta and Ingirige, 2012), which are more
vulnerable to such events. Given that recent flood events
have established how costly flooding can be to this sector
(Pitt, 2008, ABI, 2010), there is a significant need to
improve the resilience of at-risk SMEs.
Several recent studies have reported low levels of flood risk
adaptation by SMEs in the UK: for example Crichton (2006)
found that 70% of businesses located in high flood risk
areas were not concerned that flooding might affect them.
Given such circumstances, there seems to be significant
scope and need for availability of flood adaptation advice
for SMEs. For instance, a study on how accountants can
aid SMEs to adapt to weather extremes (Emissions
Strategy Solutions, 2011) found that the profession could
be effective in raising the adaptive capacity of the sector.
The study found that providing advice on this matter not
only created a potential income source for accountants
and a value addition for their service, but also led to
businesses being more proactive in being weather resilient.
An even greater role can be played by members of the
building related professions, especially when it comes to
property-level adaptation. As discussed by Bosher et al.
(2009) and Haigh and Amaratunga (2010), the role of
construction organisations, professionals and other
stakeholders involved in the industry are critically important
in realising a resilient built environment, amidst the
predicted increase of weather hazards including flooding.
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According to UKCIP (2011), limited understanding of risks
and vulnerabilities (both current and projected) and lack of
supportive policies, standards, regulations, and design
guidance are some of the barriers that restrict the
implementation of adaptation to climate related risks.
Specifically from a flood risk perspective, the Pitt Review
(2008) revealed a paucity of information relating to flood
adaptation. For example, Pitt (2008) stated that building
regulations should be revised to ensure that all new or
refurbished buildings in high flood risk areas are flood
resistant or resilient. Lack of such legislation on flood
adaptation could significantly hinder businesses in their
long term sustainability and growth. Lack of information
may also cause confusion and uncertainty on the part of
businesses as to what actions to take, both in terms of
adaptation and prioritising their recovery measures during
critical times.
The absence of this key knowledge base, and the
associated competencies, affects the sustainability and
longer term growth of businesses in general and SMEs in
particular. This research contextualises this broader issue
and investigates how chartered surveyors can bridge this
gap. A recent Royal Institution of Chartered Surveyors
(RICS) survey, as quoted in Defra (2008) notes that,
although a majority of chartered surveyors would like to
work in this area of practice (flood risk assessment and
adaptation), they are conscious of gaps in their skills,
knowledge and understanding. This research, therefore,
sought to explore and address these gaps.
The report is organised as follows: first the aim and
objectives of the research are presented, followed by a
description of the research methods adopted. Findings of
the literature review and primary data are then presented
under three main themes: impacts of flooding on SMEs;
implementation of property-level protection measures by
SMEs; and flood risk related advice. Recommendations
are then made, not only to the RICS but also to inform
wider policy making in this area. Finally, suggestions for
development of further research, based on the study’s
findings, are set out.

2.0 Aim and objectives

rics.org/research

The overall aim of the research project is to “build up
capabilities and capacities of chartered surveyors in the
adaptation of SMEs and their properties to flood risk”.
The broad goal of this research is to contribute to the
overall aspiration of upskilling and raising the profile of
Chartered surveyors in order for them to be able to provide
independent, reliable and valid advice on property level
flood adaptation measures. Accordingly, in broad terms,
the research involved two main lines of investigation: flood
adaptation of SMEs, and the ability of surveyors to provide
advice to SMEs in that process. In order to achieve this
aim, several objectives were set.
• To review existing guidance on property level flood risk,
flood damage and reinstatement to identify the level of
technical knowledge, skills and understanding needed
when appraising such work.
• To conduct a survey of SMEs, recently affected by
flooding, on their property level flood adaptation
measures.
• Conduct detailed case studies of SMEs, to elicit good
practice in the adaptation of their properties against
flood risk.
• Critically analyse and compare the survey and case
study results, to identify key criteria for guidance on
adaptation to flood risk.
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Figure 4

Research Method Used

Literature Review
Literature
Review

Survey of flood affected SMEs

Case studies of SMEs

Interviews with professionals
providing flood advice to SMEs

Analysis and recommendations

3.1 Data Collection
In order to achieve the objectives set for the research,
a desk-based literature review was first conducted to
assess the existing knowledge on the issues. Primary data
were collected from SMEs as well as surveyors involved
in providing flood advice to them. Information from SMEs
was collected via a questionnaire survey as well as case
studies. Information from flood advisors was collected
by conducting face-to-face interviews. Based on this
understanding and given the research objectives, a
template for the questionnaire survey was developed.
Findings of the questionnaire survey informed compilation
of the guidelines for detailed investigation of the case study
SMEs. The literature review, survey analysis and initial case
study analysis informed the interview guidelines for flood
advice experts. The research process is shown in Figure 4.

3.2 Study Area
Based on the scope of the research, Cockermouth in
Cumbria was selected as the study area for the empirical
work. This locality has experienced a series of flood events
in recent years and has an abundance of small businesses
that were affected by flooding. The most severe flooding
occurred in November 2009 with about 700 residential
properties and 225 businesses directly affected (Cumbria
County Council, 2010, Tickner, 2011), and many others
affected indirectly. According to the Cumbria Intelligence
Observatory (2010), 80% of the businesses in Cockermouth
were affected by flooding and the town was, therefore,
considered to be a suitable study area for this investigation.
Several areas in the Cumbria region were also severely
affected by the 2009 flood event but Cockermouth was
said to have suffered the worst impacts with flood depths
in excess of 1.5m reported (Environment Agency, 2009b).
Although Cockermouth had been flooded previously (in
December 2003 and January 2005), the scale and impact
of the 2009 flood event was seen as unprecedented and,
therefore, provides a useful case study of how major flood
events affect businesses and their subsequent
experiences of the repair and recovery process.

3.3 Literature Review
Existing literature sources were reviewed to identify and
assess the extant knowledge related to the focus of the
research; this clarified the scope and direction of the
study, within the aim and objectives set. Accordingly,
literature on the impacts of flooding on SMEs, flood
resilience and adaptation of SMEs, together with propertylevel flood protection were reviewed. Existing guidance on
property level flood risk, flood damage and reinstatement
was also identified and reviewed in line with the objectives
of the research. This review process informed the
questionnaire survey template and other data collection
instruments; the case study protocol; and the interview
guidelines adopted for use with the flood advice experts.
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Figure 5

Types of the businesses represented in the survey

Retail and Wholesale 25%

2% Butcher
2% Turf Accountant
4% Pharmacy
4% Vehicle Sale and Services

Education 4%
Communication 2%

23% Pubs, Restaurants,
Hotels and B&Bs

Interior Decoration 2%



Newsagents and Books 4%
Arts & Crafts 2%
Property 6%

4% Services

Legal 2%
Health and Lifestyle 6%

6% Financial Intermediation

3.4 Questionnaire Survey
A questionnaire survey of 48 businesses located in
Cockermouth town centre was undertaken. The survey
template, developed as described above, was first piloted
with five SMEs in the town; it was further improved with
the feedback received during this stage. The survey was
conducted in association with the Allerdale Borough
Council, as a combination of web-based and postal
surveys, allowing the respondents to select their preferred
response method. Survey respondents were mostly the
senior management of the businesses (managing
directors; owners; sole proprietors; partners; and
directors) who were responsible for decision making in
their businesses. In total, 190 questionnaires were
distributed, of which 48 completed questionnaires were
received, amounting to a response rate of 25%. The
response rate can be considered satisfactory, given the
similar levels of response rates reported in previous
studies on flooding / extreme weather and businesses:
EKOS Consulting (UK) Ltd (2008) reported a response rate
of 33% in a postal survey of flood affected businesses,
whilst a rate of just 21% was achieved in a study of similar
nature conducted by Heliview Research (2008).

A range of industry sectors was represented in the survey,
although retail and wholesale businesses (25%) and public
houses / restaurants / hotels / bed and breakfast
establishments (23%) were dominant (see Figure 5). The
majority of the businesses included in the sample (75%)
were defined as micro enterprises (0-9 employees) whilst
21% were small (10 – 49 employees) and 4% were medium
(50 – 249 employees). 33% of businesses owned their
business premises; 35% were in leased business premises;
23% were in rented premises whilst 6% worked from home.
The survey instrument consisted of multiple-choice
questions, with an option to add alternative viewpoints
being offered, where applicable, through an open ended
response field. A five-point Likert scale was used to elicit
information on levels of impact, satisfaction and likelihood.
In analysing the Likert scale based questions, a weighting
was allocated to each option, and the weighted scores were
then ranked using the Relative Importance Index (RII)
method, used to evaluate the comparative importance of
a single item with others. Further, Spearman’s rank order
correlation was used to analyse the relationship between
different impacts of flooding. Specific details of the different
analysis methods used are provided later in the report.

17

RICS Research – Impacts of flooding on SMEs and their relevance to Chartered Surveyors

3.5 Case studies of SMEs
The initial analysis of the questionnaire survey data
informed the next stage of the research, this being detailed
case studies of SMEs. At this stage, SMEs were primarily
questioned on their post-flood recovery, the guidance and
assistance received during the recovery stage and their
property-level flood adaptation measures. Detailed case
studies were conducted with 4 businesses, selected from
those who were involved at the questionnaire survey stage.
SMEs for case studies were purposively selected from the
questionnaire survey sample, considering parameters
including impact of flooding, recovery period, property-level
adaptation, guidance and assistance received, their
perceptions towards flood protection, and the nature of the
business. Semi-structured interviews were conducted
among the senior management of the selected businesses;
the interviews were transcribed and the transcripts were
then interrogated for pre-identified themes that had
emerged from the literature. These were: impact of
flooding, post-flood recovery assistance received,
reinstatement of property and implementation of resilience
measures, advice received on reinstatement and flood
protection, and how the businesses have managed to keep
and re-attract their customer base following the flooding.

3.6 Expert interviews with
surveyors providing flood advice
to businesses
In order to identify the experiences of surveyors involved in
flood related practice, three professionals were interviewed
in detail. One of the interviewees was a chartered building
surveyor with extensive experience in providing flood
related advice; the second was a chartered quantity
surveyor with similar experience. The third professional
interviewed was a practising architect, who had firsthand
experience of flood recovery work with businesses in
Cockermouth. Expert interviews with these professional
practitioners elicited their reflections on providing flood
related advice to businesses, especially SMEs. This
included the guidance available to surveyors, together with
their perceptions of the skills and competencies required to
provide flood advice to SME clients.
The above interviews were analysed by means of the
‘influence mapping technique’. Shachter (1986) describes
influence maps as a graphical representation revealing the
flow of information, which have been designed as a
knowledge representation that emphasises the relationship
between comments made during expert interviews. Eden
(1992) likens influence maps to cognitive maps, in that they
help in the understanding of particular and selective
elements of the thoughts of an individual, or a group taken
together through a visual mapping process. The influence
maps resulting from the Cockermouth research contributed
to the overall synthesis of expert interviews, helping to
identify how the chartered surveyors could overcome
barriers and improve the opportunities to provide advice to
their clients at different phases of a flood event.
The survey data, case study data and the expert interviews
were analysed using relevant data analysis techniques as
explained earlier. These results will be discussed in the
following sections under three main themes: impacts of
flooding on SMEs, their flood adaptation, and flood
recovery / adaptation advice received by SMEs.
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Impacts of flooding tend to be complex and multifaceted,
including fatalities, property damage, disruption to
communications and business losses (Werritty et al.,
2007). From a business perspective, damage is sustained
not only by property but also stocks, resulting in being
unable to trade for a considerable period of time,
potentially leading to business failure. In addition to such
direct impacts of flooding, businesses may also suffer
indirect impacts, such as the locality being inaccessible.
In this case, customers may not being able to reach the
business, and delays can occur in receiving deliveries.
Similarly, Tierney (1994a, 1994b) reported that loss of
critical lifeline services, such as water, electricity and
telephones were an important cause of business closure
relating to a flood event, as loss of utilities can affect a
significantly larger number of businesses than those
actually flooded.
SMEs are generally likely to be more vulnerable to the
effects of flooding than larger businesses: being unable to
trade for a few days might not have a major impact on the
latter, but it could have a significant effect on a SME reliant
upon a weekly cash flow. Factors like lack of resources,
as well as the small scale of operations, are likely to restrict
their ability to respond to a flood situation quickly and
effectively. Further, as a majority of SMEs tend to be rooted
in local communities (Bannock, 2005) their owners are likely
to be affected as residents as well as business owners
(Runyan, 2006). More importantly, preparedness of SMEs
to face natural hazards has been reported as low, even for
those located in areas of high flood risk, making them
vulnerable to significant disruptions /damages (Crichton,
2006, Clemo, 2008, Woodman and Hutchings, 2010).

Table 4 presents a summary of the direct and indirect
effects reported in five recent studies that examined the
effects of flooding on businesses in different parts of
the UK. Some of the effects identified in the studies have
been adjusted to fit within a common framework, as the
terminology used in the studies was not always consistent.
As the table indicates, the effects ranged from direct
effects (such as premises being flooded, damage to
premises / stocks and equipment) to indirect effects
(such as key suppliers being affected by flooding and
increases in insurance premiums).
Whilst several studies have identified the effects of flooding
on businesses including SMEs, the impact that those
effects have had on them remains largely unaccounted for.
Further, how the direct and immediate impacts have
cascaded down to secondary and long term impacts on
the business and relationships between different impacts
are not well documented. Discussion of the impacts of the
2009 flood event on Cockermouth SMEs, as a first stage,
will provide the context for subsequent sections regarding
the flood protection measures implemented by businesses
(section 5) and advice received by them in that process
(section 6).

4.1 Investigating impacts of
flooding on SMEs
Issues related to impacts of flooding on SMEs were mainly
gathered through the questionnaire survey. 75% of
businesses surveyed were directly flooded by the 2009
flood event and were, therefore, able to recount their
firsthand experience of facing the devastating effects of
flooding through the survey. Out of the remainder, 67%
(17% of the sample) experienced indirect flood impacts,
such as impacts on their supply chain or customers.
The 92% (n=44) reporting flood impacts (direct or indirect)
were used for further analysis. Different aspects of flood
impacts on SMEs surveyed are discussed in the following
sub-sections.
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Table 4

Impacts of flooding on businesses
EKOS consulting (UK)
Ltd (2008)

Impact
Premises flooded

Woodman
(2008) 1
38%

Small
business2

Norrington
Medium /
Ingirige and
BMG
&
large
Underwood Wedawatta Research
business3
(2011)5
(2011)6
(2008)4

80%–100% 80%–100%

Damages to premises
(structural or otherwise)

80%–100% 80%–100%

Damaged or lost stock

80%–100% 80%–100%

Damaged or lost business equipment

60%–80%

5%
38%

32%
16%

80%–100%

Moved to temporary business premises

1%

Loss of trade, production

60%–80%

100%

Loss of income, reduced profit

80%–100%

100%

Supplies to the business delayed
(due to travel difficulties)

60%–80%

80%–100%

Suppliers affected by problems other
than travel

46%
13%

24%
7%

60%–80%

60%–80%

Travel difficulties to customers to access
the business

14%
22%

19%

Customers affected by problems other
than travel difficulties
53%

49%
25%

Forced reduction of number of employees

60%–80%

80%–100%

Other problems for staff, including anxiety

60%–80%

80%–100%

Decided to move premises

60%–80%

80%–100%

Loss of power, telecommunications

18%

Loss of water supplies

11%

19%

15%

11%

Increase in costs

16%

Increase in insurance premiums

Other adverse impacts

27%
8%

Travel difficulties for staff

Increase in trade / demand for services,
positive impact

10%

32%

27%

Deliveries to customers delayed
(due to travel difficulties)

Staff unavailable for work

3%

60%–80%
24%

80%–100%
8%
6%

Notes: 1 n = 255 flood affected businesses in the UK 2 n=293 flood affected small businesses in Yorkshire 3 n = 25 flood affected medium/
large businesses in Yorkshire 4 n = 101 rain / flood affected SMEs in South East England 5 n = rain / flood affected SMEs in Greater London
6 n = 1731 businesses (not only flood affected) in Cumbria
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4.2 Flood impacts on Cockermouth SMEs
Information on the impact of flooding on businesses and
the extent of these was gathered using a five-point Likert
scale varying from “very much affected” to “not affected
at all”. A weighting was allocated to each extent, where
“very much affected” = 4, “much affected” = 3, “somewhat
affected” = 2, “affected a little” = 1, and “not affected at
all = 0”. Weighted impacts on SMEs were then ranked using
the Relative Importance Index (RII) method, which can be
used to evaluate the comparative importance of a single
item to others (Yang and Wei, 2010).
Accordingly, RII was calculated as:

RII =

∑w
AxN

Where “w” was the weighting given to each impact by the
respondents (ranging from 1 to 4 in this instance); “A” was
the highest weight (4 in this research); and “N” the number
of respondents.
RII values for different effects of flooding on SMEs surveyed
are shown in Table 5; travel difficulties for customers,
additional costs, stocks / products damaged, and decrease
in sales were the most common impacts experienced by
the SMEs surveyed. Given that the floods occurred in late
November, where businesses were likely to have increased
their stocks for Christmas sales, seems to have contributed
towards stocks being damaged and spoiled.

period of the effect, businesses had associated more
significance to this, over and above medium and long term
effects such as loss of trading and increase in cost of
insurance. The presence of non-flooded businesses (17%)
within the survey sample may have contributed to this.
Further, it could be partly due to many of the businesses
in Cockermouth town centre being heavily dependent on
customers visiting the area, where tourism is of major
importance. As Peck et al. (2010) note, tourism in Cumbria
as a whole was significantly affected during the immediate
aftermath of the flooding, primarily because prospective
visitors were deterred from coming to the region, being
under the impression that the region was inaccessible.
This supports the claims made by both Ciavola et al.
(2011) and Molinary and Handmer (2011), that businesses
tend to recognise customer access as significant during
the immediate aftermath of a flood event.
The importance of indirect effects of flooding is affirmed
by the relatively high percentage of incidences of effects
such as travel difficulties for customers, suppliers /
customers affected by flooding, and loss of services
(Wedawatta et al., 2012). Further, flooding has resulted in
loss of trading, decrease in sales, and additional costs,
even for those businesses whose premises were not
flooded. Travel difficulties for customers, which was
ranked as the highest impact, could have had a knock-on
effect on loss of trading and decrease in sales.

SMEs identified travel difficulties for customers as the top
ranked impact experienced by them. This finding is worth
further consideration, as travel difficulties due to flooding
often tend to be short term. Whilst the Cockermouth town
centre had limited access during the immediate aftermath
of the flood event, due to access roads being flooded
and bridges being damaged, these disruptions were of
relatively short duration, yet some of the other impacts
tended to last for a longer period. Despite the shorter time
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Table 5

Ranking of impacts according to RII values

Impact

No. of
responses
with the
highest
weight

No. of
responses
with no Mean impact
impact
weight

Travel difficulties for customers

28

1

3.16

0.79

1

Additional costs

28

2

3.14

0.78

2

Stocks / products damaged / spoiled

29

7

3.07

0.77

3

Decrease in sales / production

27

1

3.05

0.76

4

Loss of trading for sometime

29

3

3.00

0.75

5

Premises flooded

29

8

2.98

0.74

6

Suppliers / customers affected by flooding

22

2

2.98

0.74

7

Loss of electricity, other services

26

3

2.89

0.72

8

Loss of access to business premises

23

6

2.70

0.68

9

Increased property insurance premium

26

10

2.68

0.67

10

Increased property insurance excess

23

9

2.64

0.66

11

Travel difficulties for employees

20

7

2.57

0.64

12

Loss of business records

20

16

2.27

0.57

13

Damages to IT and other equipment

21

16

2.23

0.56

14

Delay in receiving supplies from suppliers

14

7

2.09

0.52

15

Delay in providing supplies to customers

12

5

2.02

0.51

16

Structural damage to premises

11

13

1.73

0.43

17

Had to move to a temporary premises

13

21

1.32

0.33

18

Note: 7 – Equal RII values ranked according to the number of responses from the highest weight
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4.3 Inter-impact relationships
Although several recent studies, including Crichton (2006),
EKOS Consulting (UK) Ltd (2008), Woodman (2008), and
Ingirige and Wedawatta (2011), have identified the different
impacts that flooding can have on SMEs, possible
relationships that may exist between different impacts has
not previously been investigated (Wedawatta et al., 2012).
Information such as what impacts are likely to arise in
combination, rather than in isolation, and what impacts
may trigger another, may provide valuable insights,
especially when it comes to making future flood plans
accordingly and providing SMEs with relevant information
regarding flood risk.
In order to study the correlations between the flood impacts,
Likert scale responses were subjected to correlation analysis
and a correlation matrix was developed (See Table 6).
Spearman’s rank order correlation was used to arrive at the
correlation matrix, as the data used were ordinal. Similar
analyses were conducted by Soetanto and Proverbs (2004)
and Grothmann and Reusswig (2006) in studies focusing on
flood risk and response, suggesting the suitability of
correlation analysis for the purpose of analysing impacts of
flooding. According to the Spearman’s rank correlation
matrix for flood impacts (See Table 6), significant correlations
can be seen between many impact combinations. Out of
the possible 153 correlations, 102 reported strong positive
correlations, suggesting that impacts are very much related
to one another and that a flood affected business is likely to
experience a range of impacts. Whilst some of the relations
are evident, for instance, premises being flooded having a
strong relationship with structural damage and stocks /
products being damaged, some of the correlations merit
further discussion.

Many of the transport and access related impacts were
found to be strongly related to one another, as well as to
decrease in sales and additional costs. This suggests that
‘transport and access’ to a business premises is a factor
that can have a considerable impact on businesses in
relation to a flood event. This is further confirmed by the
fact that travel difficulties for customers were the highest
ranked impact of flooding. The results affirm that even the
businesses which are not directly flooded are likely to
experience such impacts, resulting in loss of trade and
additional costs (Wedawatta et al., 2012).
Strong positive correlation is observed between property
related damages and costs of insurance, with premises
being flooded, structural damages, damages to stocks
and equipments being strongly correlated with increases
in property insurance premiums and excesses. Further,
a strong, positive correlation is observed between
increases in property insurance premium and excess
(rs = 0.88, ρ = 0.00). An increase in the cost of insurance
is likely to create a range of issues for SMEs and these will
be further discussed in a subsequent section. A negative
correlation was observed between moving to temporary
business premises with decrease in sales, travel difficulties
for customers, and delays in providing supplies to
customers. Although the relationship is not strong, this
suggests that moving to temporary premises helped
businesses to avoid such difficulties.
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Table 6

Correlation between flood impacts

Effect

1

2

3

4

5

6

7

8

9

10 11 12 13 14 15 16 17 18

Correlation coefficient 1.000

1

Premises
flooded

2

Structural
damage to
premises

Correlation coefficient .755** 1.000

3

Had to
move to a
temporary
premises

Correlation coefficient .379* .327* 1.000

4

Stocks /
products
damaged /
spoiled

Correlation coefficient .766** .621** .302* 1.000

5

Loss of
business
records

Correlation coefficient .698** .618** .307* .765** 1.000

6

Damages to
IT and other
equipment

Correlation coefficient .739** .639** .295 .713** .698** 1.000

7

Loss of
trading for
sometime

Correlation coefficient .611** .341*

.212 .525** .541** .503** 1.000

Sig. (2-tailed)

.000

.023

.168

8

Decrease
in sales /
production

Correlation coefficient .337*

.241

-.128 .363* .333* .309* .673** 1.000

Sig. (2-tailed)

.115

.409

9

Additional
costs

10

Loss of
access to
business
premises

11

Correlation coefficient .349* .352* .019 .360* .518** .264 .404** .452** .424** .619** 1.000
Travel
difficulties for
employees
Sig. (2-tailed)
.020 .019 .903 .016 .000 .083 .007 .002 .004 .000
.

12

Correlation coefficient .094
Travel
difficulties for
customers
Sig. (2-tailed)
.543

13

Suppliers /
customers
affected by
flooding

Correlation coefficient .296 .323* -.061 .378* .525** .261

.359* .468** .551** .696** .727** .729** 1.000

Sig. (2-tailed)

.000

.087

.017

14

Delay in
providing
supplies to
customers

Correlation coefficient .248 .368* -.034 .316* .357*

.246

.364* .429** .442** .471** .426** .396** .551** 1.000

Sig. (2-tailed)

.017

.108

.015

15

Delay in
Correlation coefficient .267 .497** .033
receiving
supplies from
Sig. (2-tailed)
.079 .001 .832
suppliers

.254 .350*

.281

.229 .335* .429** .414** .426** .574** .585** .731** 1.000

.096

.065

.135

16

Correlation coefficient .526** .559** .322* .551** .574** .482** .398** .351* .465** .607** .312* .284 .304* .484** .491** 1.000
Loss of
Electricity,
other services Sig. (2-tailed)
.000 .000 .033 .000 .000 .001 .007 .020 .001 .000 .039 .062 .045 .001 .001
.

17

Increased
insurance
premium

18

Increased
insurance
excess

Sig. (2-tailed)

Sig. (2-tailed)

Sig. (2-tailed)

Sig. (2-tailed)

Sig. (2-tailed)

Sig. (2-tailed)

.

.000

.011

.000

.000

.000

.025

.

.030

.000

.000

.000

.

.046

.043

.052

.

.000

.000

.000

.015

.

.000

.000

.027

.

.001

.042

.

.000

.

Correlation coefficient .450** .397** .054 .525** .433** .427** .693** .670** 1.000
Sig. (2-tailed)

.002

.008

.726

.000

.003

.004

.000

.000

.

Correlation coefficient .641** .609** .291 .662** .709** .550** .627** .502** .611** 1.000
Sig. (2-tailed)

.000

.051

.105

.000

.055

.000

.000

.000

.000

.001

.000

.

.163

-.141

.249

.269

.150

.273 .527** .464** .487** .613** 1.000

.291

.361

.103

.077

.332

.073

.032

.014

.693

.828

.011

.037

.020

.000

.001

.004

.026

.002

.000

.003

.004

.001

.000

.001

.005

.000

.000

.004

.004

.

.000

.008

.000

.

.000

.000

.000

.

Correlation coefficient .335* .407** .138 .486** .404** .265

.156

-.016

.081

.241

.228

.175

.077

.230

.256 .366* 1.000

Sig. (2-tailed)

.026

.007

.082

.311

.917

.602

.116

.136

.255

.619

.134

.094

.015

Correlation coefficient .300* .377*

.197 .411** .378*

.237

.151

-.039 .068

.266

.147

.118

.053

.135

.181

.278 .880** 1.000

Sig. (2-tailed)

.200

.122

.329

.801

.081

.342

.447

.731

.383

.240

.068

.048

.006

.012

.370

.001

.006

.011

.662

Notes: ** Correlation is significant at the 0.01 level (2-tailed). * Correlation is significant at the 0.05 level (2-tailed).
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4.4 Insurance excesses and premiums
Over 70% of the businesses affected by flooding had
experienced increases in the annual premium and excess
of their property insurance cover. A study on businesses
affected by 2007 summer floods in Yorkshire also reported
somewhat similar figures, where more than 50% of small
businesses and more than 80% of medium and large
businesses had experienced higher insurance premiums
following the floods (EKOS Consulting (UK) Ltd, 2008).
These increases were not, however, regarded as having
very high importance in comparison to other impacts of
flooding, being ranked 10th and 11th respectively. Whilst
the businesses did not perceive this as a key issue the
fact that over 70% had experienced increases in property
premium / excess, and that a strong correlation was
observed between the two (see Table 6), suggests that it
remains an area of concern.
There were notable differences between the extent of
increase in the premium charged and the excess value
of insurance. In most cases, the respondents highlighted that
there is an increase, but failed to identify its significance. It is
worth noting explicit comments by two of the respondents,
who reported that their premiums went up by 300% and
100% respectively (as a percentage of the premium before
flooding). In some cases, however, the increase was as low
as 10% (See Table 7). The average increase in property
insurance premiums as a percentage of the pre-flood
premium was 46% (n=15). Only 15 of the 44 businesses
surveyed (35%) commented on this question, although over
70% had said that their insurance premium has gone up;
this may be due to a lack of knowledge in terms of property
insurance schemes.

Table 7

Average increase in excesses was higher than the
increase in premiums, but variation of increases was also
considerable. Excess going up from £0 to £5000, £100 to
£10,000, and £1,000 to £15,000, were quoted, although,
in a few cases, the increase was in the range 20% - 25%.
On average, the percentage increase in excess cited was
approximately 1750% (n=18); this is considerably higher
than figures previously reported. For instance, Wiseman
and Parry (2011) reported the average percentage
increase in the excess experienced by businesses in the
Allerdale area as 103%, following the 2009 flooding and
2010 heavy snowfall. The sample studied there, however,
was not limited to those directly flooded. Whilst the smaller
number of responses for the question limits the ability to
make a strong generalisation, the results suggest that the
insurance industry is using excess clauses as a risk
avoidance / transfer strategy in terms of flood risk, more
so than increases in insurance premiums.
Very high increases in insurance excesses are likely to
make property insurance less attractive for businesses
at risk of flooding, as they limit the damages claimable in
future flood events. The issue is further escalated by
non-betterment clauses and inactivity of insurers when it
comes to property-level flood protection (Douglas et al.,
2010), leading to less resilient reinstatement and propertylevel flood protection by businesses. This could have a
detrimental impact, as previous evidence suggests that
businesses, especially SMEs, rely heavily on insurance to
recover from flood damage (Crichton, 2006).

Number of SMEs citing percentage of increases in property insurance premium and excess

Property insurance premium (n=15)
Increase of property insurance premium
(as a % of pre-flood premium)

Property insurance Excess (n=18)
Nr. of
SMEs

Increase of property insurance excess
(as a % of pre-flood excess)

Nr. of
SMEs

≤ 25%

9

≤ 100%

6

26% – 50%

3

101% – 500%

5

51% – 75%

1

501% – 2000%

2

76% – 100%

1

2001% – 5000%

4

> 100%

1

> 5000%

1
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4.5 Temporary business premises
Correlation analysis in Table 6 suggests that moving to
temporary business premises is likely to minimise
decrease in sales, travel difficulties for customers, and
delays in providing supplies to customers as a combined
effect. This is likely to contribute towards retaining the
customer base and maintaining business continuity. It
should, however, be noted that although premises were
flooded in 82% of the businesses, only 34%, n=15, (47% of
the businesses whose premises were flooded) had moved
to temporary business premises. In total, out of the 225
flooded businesses in Cockermouth town centre, 34
businesses had continued their business in temporary
premises by January 2010, nearly 2 months after the flood
event (Tickner, 2011).
Those businesses surveyed that had moved to temporary
business premises were satisfied with this, in terms of cost
and time involved with relocation, retaining their customer
base and the impact this had on their business survival
(see Figure 6). Their level of satisfaction, however, was low
in terms of the level of sales / production in the temporary
premises. This may be due to customers not being aware
that the business is open in temporary premises and the
level of economic activity in the township after the
flooding. Overall, the level of satisfaction expressed by the
businesses in temporary relocation suggests that this
could be a useful initiative to implement in similar
situations in the future.
All businesses that had moved to temporary premises
had moved back to their original business premises within
12 months, whilst more than half had taken about 4-6
months for this. On a similar note, a report on businesses
in Cumbria affected by 2009 flooding (Wiseman and Parry,
2011) found that more than half of the flooded businesses
(52%) that moved to temporary premises had not returned
to the original premises after 6 months from the event.
The percentage of SMEs remaining in temporary business
premises in the months after the flood event is shown in
Figure 7. Accordingly, over 80% would have been out of
business for about 3 months had they not moved to a
temporary business premises.

4.6 Impact of flooding on
property values
Respondents were asked for their perception on whether
the flood event had had an impact on their property
values. From 34 businesses who had answered the
question, 53% had said that they perceived their property
values to have decreased following the event. 18%
thought that flooding had not affected the property values,
whereas 30% said that they did not know. This suggests
that businesses are concerned that flooding might had
negatively affected their property values, though it has to
be noted that the survey was conducted about 18 months
after the flood event. In contrast to the view of SMEs, the
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impact of flooding on property values has been found to
be temporary and variable (Lamond et al., 2010) And,
therefore, it seems that post-flood information and advice
provided to SMEs should include the temporary nature of
the negative impact on property values. Otherwise SMEs
may factor in such perceptions in their decision making,
especially regarding their business continuity (whether to
re-start the business or not) or choice of business location
(whether to move elsewhere).

4.7 Summary
Survey results revealed travel difficulties for customers,
additional costs, stocks / products damaged, and
decrease in sales as the main impacts of the 2009 flood
event on SMEs in Cockermouth. It can be seen that the
impacts of flooding had extended to SMEs who were not
directly flooded and the importance of indirect impacts of
flooding was highlighted by the relatively higher weight
associated to impacts such as travel difficulties for
customers, suppliers / customers affected by flooding,
and loss of services. Inter-impact analysis revealed that
SMEs are likely to experience a range of impacts together,
rather than in isolation. It is important that this information
is disseminated to SMEs located in areas of high flood
risk, enabling them to make better business decisions
when it comes to preparing for the risk of flooding. The
benefit of continuing the business activities in a temporary
location seems considerable, taking into account the
period of time taken for reinstatement, impact on business
survival and retaining the customer base.
The reported increases in insurance excesses will largely
reduce the amount of damages claimable in the event of
a future flood event, meaning that SMEs are likely to end
up with lesser protection from insurance, coupled in some
cases with a higher insurance premium. As SMEs largely
rely on insurance to recover from flood damage (Crichton,
2006, Acclimatise and Futerra, 2007), such exclusion will
affect business continuity and sustainability if those SMEs
are affected by a future flood event. Whilst it is important
that the issue is addressed, and SMEs are provided with
sufficient protection by insurance at a reasonable cost,
this highlights the need of addressing the risk by other
means and not relying solely on insurance. In some areas,
protection may come from community-level flood
defences, but at the individual level, it is important that
SMEs adapt to the risk by addressing flood risk in their
business decision making and implementing propertylevel flood protection measures.
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Figure 6
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Figure 7

Percentage of businesses remaining in temporary business premises
after flooding (n=14)
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5.0 Response of SMEs to flooding
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Traditionally, protection against flooding has been sought
through structural flood defences aimed at reducing both
the frequency of flood damage to property and thereby the
impacts upon residents and businesses (Dawson et al.,
2011). A shift in the approach to flood risk management in
recent years in the UK has meant that, whilst structural
flood defences are used where appropriate, greater
emphasis is now placed on non-structural flood risk
management measures with at-risk communities being
urged to live with and adapt to flooding (Dawson et al.,
2011, Pender and Faulkner, 2011). Primarily, this is due to it
being neither technically feasible nor economically
affordable to make the entire nation completely flood-proof
(Environment Agency, 2009c). The Environment Agency
recognises that, even with increased investment on flood
risk management, about 500,000 properties will still be left
at high risk of flooding by 2035, even under the most
favourable of the future scenarios envisaged (Environment
Agency, 2009a). Communities are, therefore, being required
to adapt to flooding and a shift in policy to promote and
support such initiatives is evident. In the UK, among other
developments, such policy changes are evidenced by
“Making space for water” (Defra, 2005), “Flood and Water
Management Act” (2010), and the “National flood and
coastal erosion risk management strategy for England”
(Defra, 2011).
Dawson et al. (2011) advocated reducing the risk of flooding
by implementing a portfolio of structural as well nonstructural flood risk management measures, suggesting
that “society is capable of adapting and significantly
reducing flood risk using currently available measures”
(p. 644). Wedawatta and Ingirige (2012) discuss how the
impacts of flooding on a SME can be reduced by
implementing various coping measures, including propertylevel protection measures. Traditionally, however, uptake
of such measures at the individual property and business
level has been low: Crichton (2006) found that 70% of small
businesses in high risk areas were not concerned that
flooding might affect them. Further, a similar percentage
of businesses were found to have no form of business
continuity plan in place should they be flooded. These
figures summarise the challenge faced in raising the
awareness of UK businesses to flood risk and adaptation.
The Pitt Review recommended the take-up of property
flood protection by businesses (Pitt, 2008) and tasked local
authorities to discharge these responsibilities under the
Civil Contingencies Act 2004.
The study of SMEs in Cockermouth provided the
opportunity to investigate the perspectives of businesses,
based in a locality at risk of flooding and who had been
directly / indirectly affected and / or had witnessed a flood
event at first hand. The issues investigated included the
response of SMEs before and during the flood event,
recovery and reinstatement activities during the aftermath,
and preparedness for a future flood event. Information
regarding these aspects was gathered via the questionnaire
survey, and was subjected to further exploration in
interviews with SMEs and professional practitioners.
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5.1 Immediate response to flooding
Out of the businesses surveyed, most had received
information about flooding by either Environment Agency
flood warnings and / or by word of mouth before the
actual occurrence of the event (see Figure 8). Importantly,
42% (n=15) answering the question (n = 36) had said that
they were not made aware of impending water levels
beforehand. Some of the SMEs had observed rising
river water levels, and had assumed there was a risk of
flooding, considering the high volume of rainfall received.
Not many SMEs had received flood warnings through
day-to-day telecommunication media such as the internet,
television or radio: such media seem less effective in
providing flood warnings to SMEs. Further, none of the
SMEs surveyed said that they were informed by emergency
services like the police and the fire brigade. The fact that
nearly half of the SMEs were informed of the risk by the
Environment Agency warning system, Floodline Warnings
Direct, suggests that signing up for and use of the method
is relatively high. About 53% (n=19) were informed through
word of mouth: this could be due to Cockermouth being
a small town centre, where businesses and other
community members are well known to each other.
Overall, businesses were not satisfied with the adequacy
of information / warning received prior to the event and
the lead time they had to take any action (see Figure 9).
As many of the businesses had not received prior warning,
those being unsatisfied with the adequacy of flood warning
received is explicable; those who had received flood
warnings, however, were satisfied with the reliability of the
warning medium. The percentage of businesses agreeing
that the flood warning received was reliable was higher than
the percentage that disagreed. This seems to suggest that
they tend to consider Environment Agency warnings, as well
as information received from their neighbours or community
members, as reliable in relation to impending floods.
However, only about 20% considered that this information
was received sufficiently far in advance (with adequate lead
time) for them to take any action.
About 70% of the flood affected businesses had
implemented at least one responsive measure, once the
information regarding the possibility of flooding was
received, or rising water levels were observed. Many of
such businesses (55%, n=18) had used sand bags,
whilst some had moved stocks / equipment upstairs and
evacuated employees (see Table 8). One SME reported
that it “had to use bags of flour as sand bags were not
available”. Importantly, 27% (n=9) had not been able to take
any action. Whilst some of the latter group had not received
prior information about the event, some had been informed
by the Environment Agency warnings, or by word of mouth.
Having a flood plan is a mitigation measure often
recommended for businesses located in areas at risk of
flooding, but the low percentage of businesses reporting
that their flood plan was implemented suggests that not
many of SMEs had such a plan, despite Cockermouth
having been affected by flooding before.
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Figure 8
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Figure 9
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The ability of businesses to respond to flood warnings,
and implement evasive action, could have been negatively
affected by the unprecedented scale of the event. One
SME quoted “water came up so fast there would have
been no time to move stock, equipment, files etcetera to
high ground”, whereas another said “It happened really,
really quickly, that is the most frightening thing. It came up
so fast I did not manage to rescue many things”. Some of
the actions that were implemented also proved to be
inadequate, due to the flood depth: According to the
Environment Agency (2009b), flood depths in excess of
1.5m were reported in the 2009 Cockermouth flood event.
The following are some quotations by SMEs studied:
“Relocated stock to shelves 1 meter or more above floor
level. Waste of time as it turned out. But no indication was
given that floods would be so severe, expecting similar to
previous flooding” and “Did not expect it to get so high.
So put things on the table and on the worktop, but it came
over there”. These reflections suggest the importance of
providing information on possible flood depths to at risk
communities, allowing them to make better decisions and
be better prepared.
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Table 8

Flood response action taken
by the businesses

Action taken

Percentage (n = 33)

Using sandbags

55%

Relocation of stocks /
equipment upstairs

36%

Could not take any action

27%

Evacuating employees

24%

Informing customers /
employees

21%

Placing flood protection
equipment in place

18%

Shut off gas / electricity /
water supplies

15%

Relocation of stocks above
estimated flood level

12%

Relocation of business
records upstairs

9%

Other

9%

Implementing flood plan

6%

Relocation of business
records to alternative
location

6%

Move upstairs

6%
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5.2 Flood recovery and reinstatement of property
According to the questionnaire survey responses, cleaning
and dehydration (93%) was the main activity that has been
conducted by businesses carrying out repair and
reinstatement to their business property following the
flooding. This was closely followed by repairing and
replacing floor finishes (93%), wall finishes, and electrical
wiring and fittings (86%) (see Figure 10). These figures are for
the 28 businesses that had reported such reinstatement
activities, from the total of 36 flooded businesses surveyed.
At the immediate recovery stage, businesses had mostly
sought assistance from their insurance company (RII =
0.62), followed by loss adjuster (RII = 0.53) and their
respective business support networks (RII = 0.50).
Assistance had also been sought from utility companies,
emergency services and local councils (Cockermouth Town
Council, Allerdale Borough Council and Cumbria County

Figure 10

Council). The significant importance associated with the
assistance sought from both the insurance company and
loss adjuster confirms the reliance of the flood-affected
SMEs on their insurance policies to recover damages.
Whilst it is understandable that SMEs will require assistance
from emergency services and utility companies during and
in the aftermath of a flood event, a significant number
seeking assistance from local councils suggests the
importance of the latters’ roles. Ingirige and Wedawatta
(2010) reported some SMEs in south east London were
dissatisfied with their local councils, for not at least visiting
their businesses following flooding in the year 2007. In the
Cockermouth flood event, relatively substantial significance
associated to assistance provided by the local councils
seem to suggest that local councils were actively involved
in assisting SMEs in their recovery activities.

Repair / reinstatement activities by flooded SMEs
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5.3 Flood protection
Out of the flood affected businesses, half of the
respondents had implemented at least one property-level
flood protection measure to safeguard their business
property in a future flood event. Out of 36 businesses
answering the question, 18 had said that they had not
implemented any flood protection measure up to that point
in time. Measures such as reviewing property insurance,
raising electrical sockets / wiring, and relocating vulnerable
/ important stocks / equipments to an upper floor were the
most commonly implemented flood protection measures
adopted by the businesses (See Table 9). In half of the
cases (n=9), businesses had implemented 3 or more
protection measures, suggesting that businesses who
decide to enhance their flood protection are likely to
choose a combination of such measures.
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Table 9

Flood protection
measures implemented

Flood protection measure

As a % of
businesses opting
for flood protection

Reviewing property
insurance

44%

Raising electrical
sockets / wiring

33%

Relocating vulnerable
important stocks /
equipments to upper floor

28%

Obtaining property
insurance

22%

Resilient measures, which attempt to minimise the impacts
of flood waters on property, is one approach available to
property owners. Such resilience measures can be
integrated to a property at the post-flood repair and
reconstruction stage, by means of resilient reinstatement.
During the reinstatement stage, SMEs had the alternative
of either opting for like-for-like reinstatement to their flood
damaged property, or opting for resilient reinstatement,
thereby enhancing future flood protection. However, a
comparison of the numbers of businesses opting between
these two types of reinstatement measures demonstrated
that a majority had chosen like-for-like reinstatement:
as shown in Table 10, 24 SMEs had said that they either
repaired or replaced their flood finishes, but only 4 SMEs
had opted for resilient flooring or floor finishes.

Flood resilient flooring /
floor finishes

22%

Obtaining temporary
flood barrier(s)

22%

Conducting a flood risk
assessment on property

22%

Storage of stocks /
equipments above
floor level

11%

Flood resilient wall
finishes

11%

Remedial works to seal
water entry points

11%

The difference observable could be partly due to SMEs
lacking the relevant technical knowledge regarding the
measures that had been implemented. Further, SMEs
might not have known the exact work undertaken, as some
would have left the entire process in the hands of the
insurance company or the building contractor. A majority
choosing like-for-like reinstatement could have been
influenced by the presence of non-betterment clauses in
their insurance policies. Normally, the terms of insurance
policies preclude paying for betterment, and only cover
the property to be reinstated to the pre-flood condition.
As Morpeth Flood Action Group (2011) notes, resilient
reinstatement is likely to be considered as betterment, and
hence has to be paid for by the property owner. Therefore,
SMEs are likely to choose like-for-like reinstatement which
will be paid for by their insurer. The additional costs of
resilient reinstatement may, therefore, have hindered their
adoption by the flooded SMEs.

Other

28%

Considerable differences between the number of SMEs
opting for resilient and like-for-like reinstatement suggest
that much needs to be done to increase the uptake of
resilient reinstatement. Douglas et al. (2010) reported that
flooded property owners implementing resilient
reinstatement and additional flood protection measures
are negatively affected by non-betterment clauses and
inactivity of insurers. Substantiating this view, one SME
director responding on resilient reinstatement commented
that “the cost is prohibitive. No sign of the insurance
companies’ policies being reduced by them”. This
suggests the proactive role that has to be paid by the
insurance industry, in increasing the uptake of flood
protection by SMEs.
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Wassell et al. (2009) calculated that the cost of resilient
reinstatement of a domestic property could on average be
40% higher than that of traditional reinstatement. They
also noted that property owners in areas at risk of flooding
are likely to benefit from resilient reinstatement following
significant flood damage, given that it is more costeffective at that time. Similarly, Joseph et al. (2011) found
that mean percentage additional resilient cost to be about
34% for residential properties flooded to depths of
between 100mm – 1000mm during the 2009 flood event
in Cockermouth. More importantly, it was estimated that
additional costs can be fully recovered following a single
subsequent flood event for properties located in areas
where the annual risk of flooding is greater than 4% (25
year return period). These figures are likely to be similar for
business premises of SMEs, indeed benefits may be
higher, considering the stocks and equipments of a

Table 10

business. Therefore, although the cost is high, given the
significant increases in excess of property insurance and
level of flood risk in Cockermouth, resilient reinstatement
could well be beneficial for SMEs in the long run.
Businesses were asked for reasons for not opting for
(further) flood protection measures, in order to get their
viewpoint on factors preventing them from implementing
that approach. A major reason given was that it is the
responsibility of the landlord to carry out property-level
flood protection measures. This corresponds with the fact
that nearly 60% of the survey sample were in rented and
lease d business premises, rather than in freehold
property. A belief that flooding will not affect their property
in near future, reliance on insurance, and cost of
protection measures were the other significant reasons
cited (see Figure 11).

Comparison of like-for-like reinstatement and resilient reinstatement

Like-for-like reinstatement

No

Resilient reinstatement

Repairing / replacing wall finishes

26

Resilient wall finishes

2

Repairing / replacing floor finishes

24

Resilient flooring / floor finishes

4

Replacing doors

19

Flood proof external doors

0

Replacing windows

12

Flood proof windows

1

Figure 11
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5.4 Experiences of case study
SMEs
As mentioned previously, four SMEs were selected as case
studies for further investigation. These are identified as
CS1, CS2, CS3 and CS4 hereafter in the report. CS1 was
a small sized public house and restaurant; CS2 was a
micro sized newsagent; CS3 and CS4 were a micro sized
hardware shop and a company specialised in decorative
lighting respectively.

5.4.1 Case study 1
In CS1, flood depth inside the premises had risen to a
depth of more than five feet. As a result, all the stocks,
equipment and furniture were damaged and had to be
replaced. Although the building was about 200 years old,
a structural survey showed that no structural damages had
occurred; structural reinstatement work had not, therefore,
been required. In terms of reinstatement the landlord, a
brewery network, had taken care of the work using its
internal expertise. CS1 was given the opportunity to have
the building refurbished as per its requirements, especially
when getting the interior of the building re-designed.
CS1 had approached an internal decoration firm, to get
the internal space designed whilst keeping the traditional
appearance. It opted for several resilient reinstatement
measures as shown in Figure 12. The business seems to
have utilised the opportunity presented by the flood event
to upgrade the premises and thus its lifetime, usability and
suitability for the purpose of business. The business,
however, had not installed any additional flood protection
measures; it applied for a grant for flood gates, but this
was not approved, as the grant was only available for
households. CS1’s view was that such grants should also
be available for small businesses, so that they can be
better prepared for the future. After being out of business
for about six months following the flooding, CS1 had also
implemented several measures to re-attract the customers
to the business.
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Figure 12

Snapshot of first case study SME (CS1)

Impact on flooding
Water level inside the building had risen over 5 feet
(5’ 6’’). All stocks were spoilt. Furniture and equipment
were damaged and could not be salvaged. The
business was closed down for about 6 months
following the flooding.

Assistance received
Rent and rates were not charged for the period the
business was closed. CS1 had received significant
assistance from its brewery network (landlord).
Reinstatement work had been carried out by the
brewery. CS1 was highly satisfied with the support
received from the insurance company, in terms of
recovering damages from its property and business
interruption insurance cover.

Reinstatement / flood protection
Reinstatement work included a complete upgrading
to the interior of the building, whilst preserving the
traditional outlook intact. Although the brewery had
assumed the responsibility of refurbishment works,
taking the burden away from CS1, it had been given
the opportunity to incorporate its requirements. This
was greatly appreciated by CS1. Several resilient
reinstatement measures were undertaken, including
a wooden floor being replaced with concrete floor and
electrical wiring / sockets installed above the 2009
flood level, where possible.

Public house
and restaurant

CS1

CS1 is a small public house & restaurant
located on a leased business premises.
The business had been under the ownership
of the current licensee for about 2 years
when the 2009 flooding occurred.

Advice on flood protection
CS1 had not received any advice on additional flood
protection. It had not been approached by any source
on this regard. Its application for a grant for flood
gates was not approved, as it was only available for
households. If CS1 required any advice on flood
protection, it is likely to approach the Environment
Agency, local council or search online.

Strategies to keep / re-attract the
customers
CS1 had implemented several strategies to re-attract
its customer base since the reopening.
•	Keeping in close contact with as many customers
as possible
• Moving in to new avenues of business
•	Making available more meeting space – to promote
it as a community space
• Screening TV channels
• Themed music nights
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5.4.2 Case study 2
The second case study SME (CS2) was a newsagent
located in Cockermouth. Although its business premises
were flooded, structure damaged and stocks were lost,
it managed to re-start its business activities on temporary
premises just 2 days following the flood event (see Figure
13). This allowed it to keep the customer base and income
running, although the trade had only been about half the
usual amount. The business itself had overseen the
refurbishment activities, with the advice of a chartered
surveyor and a relative who happened to be a quantity
surveyor. CS2 was very much satisfied with the assistance
received from the insurance company. It had a claim of
about £300,000 for all the structural and other building
works, loss of contents and so forth. CS2 was of the view
that, if the complete refurbishment work was allowed to
progress under the supervision and control of the
insurance company, as opposed to the business taking
over the refurbishment work, the work could have been
completed sooner and at a lower cost. CS2 had opted for
several resilient reinstatement measures, mostly aimed at
minimising the refurbishment period in order to get back
to business quickly.
CS2 commented that there has to be communication and
co-operation between different parties involved in planning,
obtaining approval and carrying out refurbishment
activities. It was noted that there were significant delays
due to different parties insisting on their way of working,
rather than coming to consensus and progressing with the
work. The CS2 owner was of the viewpoint that regular
maintenance of rivers such as the Derwent and Cocker in
Cockermouth has to be carried out to minimise the risk of
flooding. It was noted that dredging, which once used to
be about once a year, was later changed to once every
three years, and latterly river dredging has not been done
for years. CS2 identified this as an important step towards
minimising future flood risk, as the trouble and efforts of
having to recover from another flood event in the near
future might be too much for some of the business and
home owners, who had already undergone the stress of
a major flood event.
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Figure 13

Snapshot of the second case study SME (CS2)

Impact on flooding
Although CS2 had managed to move some of the
stocks upstairs (home) and to a higher level at the
back of the shop, it had lost most of the stocks,
including the ones moved to the back of the shop,
worth over £40,000. Flooding had caused structural
damages to premises and damages to interior of the
building. It had taken about 18 weeks for CS2 to
move back to its original business premises after
completing reinstatement works.

Assistance received
CS2 was very much satisfied with the assistance
of the insurance company. Assistance received
from the Red Cross, especially in dealing with the
emotional strain was appreciated. Assistance from
the surveyor appointed in overseeing structural
works was acknowledged, as it was important to
get this work done very quickly. A relative who was
a quantity surveyor had helped in managing the
reinstatement activities.

Reinstatement / flood protection
CS2 had appointed a surveyor to look after the
structural works. A development firm was appointed
to carry out structural refurbishments. As the cost
of professional advice was high, other reinstatement
activities had been overseen by the owner, becoming
the project manager, with the help of a relative
who was a quantity surveyor. Several resilient
reinstatement measures had been integrated
including raising floor level, replacing wooden floor
with concrete floor and opting not to have wall
finished on concrete block walls, thus minimising
the drying period if it floods again.

Newsagent

CS2

CS2 is a micro sized company in
Cockermouth town centre. CS2 is mainly
a newsagent, which also sells greeting
cards and tobacco and do home delivery.
Business premises are owned by the owner of
CS2. The business has been in existence for
about 12 years when it was flooded in 2009.

Advice on flood protection
Owner had decided what resilient reinstatement
activities were to be undertaken, based on owners
view on what will make it easier to get back to
premises if it floods again. CS2 believed that
guidance was available at the time if it was required
and looked for.

Strategies to keep / re-attract the
customers
Although the premises were flooded, CS2 had
continued home delivery service from a friend’s home
a day after flooding. Over-the-counter business
activities had been continued in a temporary business
premises just 2 days after the event. This had allowed
CS2 to keep its customer base and serve the
community. Relatively quick reinstatement period had
allowed it to benefit from increased sales during the
town centre’s recovery period, being able to serve the
high volume of construction workforce, volunteers,
visitors etc.
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5.4.3 Case study 3
The third case study SME (CS3) was a micro sized (less than
10 employees) hardware shop. In addition to that activity, it
also managed the letting of several residential and commercial
properties that it owned. Flooding had a significant impact on
CS3, as its historic retail premises, (over 100 years old) which
house the hardware shop and several of the commercial and
residential properties that it owns and manages were flooded
(see Figure 14). CS3 only received 40 minutes’ warning of the
flooding, having to evacuate the shop as the flood level was
getting dangerous and, as a result, most of the stock was
damaged. At the time of making the insurance claim it had
realised that the business was about 50% underinsured, as
the buildings, fixtures, fittings, including antique counters
and drawers in the shop were undervalued by the insurance
broker. It had employed a loss adjuster to negotiate the
damage claim with the insurance company.
At the time of flooding, CS3 had not subscribed to the
Environment Agency flood warning system. It had not been
made aware of the risk of flooding until the very last moment
and, as a result, it had only about half an hour to implement
responsive measures. CS3 had started its recovery works a
day after the flood event. Being aware of a dehumidifying firm
that one of the directors had employed previously had been
helpful, as this had allowed CS3 to access the company and
benefit from their services within a couple of days. Having
a record of such useful contacts is an integral content of
a flood plan within a business continuity plan.
Although CS3 had a comprehensive insurance package
covering property and contents as well as business
interruption, CS3 claimed that not all the damage was met
by the cover. This was because a firm which had acted
as the broker (in negotiating the insurance package) had
underinsured the buildings and contents, fittings, fixtures
and antique collections. CS3 had been made aware of
this after the flood event. It had then approached a loss
adjuster to get around the problem, facilitated by a grant
received from Business Link. According to CS3, there were
large numbers of different companies advertising their work
(through leaflets, for example) at the time in Cockermouth,
but it decided to employ a loss adjuster that the drying firm
had used previously and viewed as trustworthy. The loss
adjuster had then negotiated a value for the total damage
with the insurance company. The reinstatement work was
been managed by CS3 itself, using the fixed sum of money
received from the insurance after negotiations.
Integrating resilient reinstatement seems to have been an
issue in the case of CS3, as it considers preserving the
internal historic outlook of the shop as important, nor had
it opted for any additional flood resistance measures.
However, it allowed more space in the storeroom upstairs
to move the stocks in an emergency. Although the cost and
excess of insurance had gone up, it had rectified the issue of
underinsurance, and has also identified some of the business
records and valuable items as the highest priority to be
moved upstairs if it floods again. CS3 mentioned that it had
identified several such good practices and it is more resilient
than before as a result, although no additional flood protection
measures had been implemented.
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Figure 14

Snapshot of the third case study SME (CS3)

Impact on flooding
Historic retail premises as well as two other shops,
a keep fit studio, garages, and four residential
properties that the business owns and manages had
been flooded. The shop had been flooded to a depth
of over four feet (4’ 6’’). Flooding has had a significant
impact on antique counters and drawers. Much of the
stocks could not be saved. Damage had resulted in
an extensive insurance claim. CS3 had then realised
that its buildings, fittings and fixtures were very much
underinsured, resulting in total damage not being met
by the insurance cover.

Assistance received
CS3 had appointed a loss adjuster who had provided
significant assistance. It had received a grant from
Business Link to facilitate employing the loss
adjuster. This assistance from Business Link and the
loss adjuster was much appreciated by the business.

Reinstatement / flood protection
CS3 had approached a dehumidifying firm that the
owner had employed before, just a day after flooding.
Having this knowledge had allowed it to employ the
dehumidifying firm ahead of many others.
Reinstatement work had included floor being replaced,
counters being put back, repaired, cleaned and
polished. Priority for maintaining the historic outlook
has meant that resilient reinstatement could not be
integrated (for example, wooden floor kept as it was).

Hardware and
lettings business

CS3

CS3 is a micro sized hardware shop which also
manages letting activities of several residential
and commercial properties that it owns. The
shop boasts over 100 years of history and is
maintained in a traditional layout.

Advice on flood protection
CS1 had not received any specific advice on flood
protection and was not sure whom to approach
for this. It had not opted for any flood resistance
measures. However, it had allowed more space in
upstairs store room, so that stocks can be moved
up if it floods again. CS3 recognised that this was
a problem in relation to 2009 flood event. CS3 is
now fully insured.

Strategies to keep / re-attract the
customers
CS1 had not received any specific advice on flood
protection and was not sure whom to approach
for this. It had not opted for any flood resistance
measures. However, it had allowed more space in
upstairs store room, so that stocks can be moved
up if it floods again. CS3 recognised that this was a
problem in relation to 2009 flood event. CS3 is now
fully insured.
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5.4.4 Case study 4
The fourth case study was a micro sized family business
specialised in lighting and electrical fittings. CS4 provides a
different perspective to that of the other case studies, as it
has not been directly flooded, but had felt the impacts of
flooding indirectly (see Figure 15). Figure 15’s snapshot of
the fourth case study SME (CS4) showed that its sales had
gone down significantly for 3-4 months following the flood
event, as the number of visitors coming to the town centre
was very low.
CS4 recalled that the outbreak of foot and mouth disease
in 2001 had an even greater level of impact on the
business, due to the uncertainty associated with that event.
CS4 had allowed two other local small businesses to share
its business premises after the flooding, until they found a
suitable location. As CS4 is located on high ground above
the flood line, it has not considered any flood protection
measures. However, the business believes that it is highly
vulnerable to flooding in terms of trade and turnover
Due to the involvement of CS4 with the local Chamber
of Trade, it had provided post-flood recovery assistance
to a number of local businesses. Reflecting on those
experiences, CS4 noted that some of the flooded SMEs
were suddenly required to engage and negotiate with
professionals that they had no experience or knowledge
of: architects, surveyors and loss adjusters, for example.
It was noted that some SMEs had specialist needs
because of the nature of their particular business, such
as finding replacement equipment. Therefore, CS4
mentioned that such professionals had to be sensible to
the situation of those businesses, rather than strictly
following insurance terms. Further, it felt that vulnerable
small businesses and residents have to be protected
against advisors, or contractors, who attempt to gain an
undue advantage from the situation that they are in. It also
noted that there has to be consensus and compromise
between landlords and tenants following a flood event.
The priority for businesses in rented properties at the time
was to move back to the property quickly and restart
trading, whereas the priority for landlords was to get the
best value from insurance cover, leading to lengthy
negotiations. The need for a flood recovery officer,
specifically to look into the needs of small businesses,
to be appointed immediately after the flooding was
highlighted; this did not happen until a few weeks after
the event in Cockermouth, but an earlier appointment
would have allowed many of the uncertainties and
problems that small businesses had at the time to
be minimised.
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Figure 15

Snapshot of the fourth case study SME (CS4)

Impact on flooding
The business was not flooded in year 2009. Although
the business did not get flooded physically, it has felt
the impact of flooding considerably. The business
significantly relies on passing trade and the town was
cut off, as well as visitors not coming to the town,
meant that its sales volume went down to about 30%
for around 3-4 months following the floods. As the
business was located outside the flood area, its cost
of insurance has gone down following the flooding.

Assistance received / provided
CS4 had received a grant from Business Link
(provided by Northwest Development Agency through
Business Link) for marketing purposes, as it was
experiencing a significant reduction in its sales. CS4
had assisted several other businesses with their
post-flood recovery work. Soon after the flooding, CS4
had allowed two other businesses to use part of its
premises until they found more suitable temporary
premises. It had also rented out a small office room to
a hotel nearby, to setup an office for a short period, so
that it could phone its guests, employees and so forth.

Lighting and
electrical company

CS4

CS4 is a family business located on leased
premises, specialised in decorative lighting,
electrical wiring and fittings. It has been
in existence for a period of over 25 years.

Flood protection / Advice on
flood protection
CS4 is located in high ground above the flood level,
and the owners view the risk of flooding to the
premises as extremely low. Therefore, no flood
protection measures have been considered. The
business also is not sure who to approach for advice
on flood protection. Although it feels very secure of
flooding physically, it feels unsecure trade wise.

Strategies to keep / re-attract the
customers
CS3 had utilised the grant from Business Link
for marketing purposes.
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5.5 Summary
Findings of the questionnaire survey suggest that the ability
of SMEs to take action against the flood event was
restricted, both due to the speed at which it occurred, and
the fact that the 2009 event was very different from previous
events. Further, some of the SMEs were caught unprepared
as they were not made aware of the risk. Environment
Agency warnings were well received, whilst many had got
to know about the risk from other community members.
This suggests that there is scope for further improvements
in providing flood warnings to SMEs, making sure that
everyone is subscribed to and receives Environment Agency
warnings. The situation is likely to have improved now, as
the Environment Agency now provides an opt-out automatic
service to properties in flood-prone areas (Directgov, 2010).
However, it is important to make sure that SMEs do not
opt-out of this warning system.
It can be seen that some SMEs have managed to recover
well from the flooding, and the experience of recovering from
such a devastating impact, the efforts put in, and the
satisfaction in completing the recovery process has made
them confident in their business survival. For instance, CS2
mentioned that it is extremely proud of its achievements and
that it has given the business strength to look in to the
future. Yet, having the knowledge of difficulties involved in
lengthy recovery works, many SMEs are not prepared to
undergo a similar dilemma again. Regular river maintenance
was seen by SMEs as an important step towards reducing
the vulnerability of Cockermouth town centre to a similar
flood event in the future.
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Although major flood events provide an opportunity to
integrate flood resistant and resilient measures to existing
properties, especially to those flooded and extensively
damaged, findings of the survey suggests that this
opportunity has not been grasped by many SMEs. It seems,
therefore, that public understanding on the importance of
integrating such measures has to be enhanced, especially
following a flood event, and the role of the insurance
companies and loss adjusters seems to be critical on this
aspect. Case studies of SMEs revealed that some
businesses whose premises were significantly damaged by
flooding, and thus required extensive reinstatement, have
not received adequate guidance on flood protection.
Although several resilient reinstatement measures have
been implemented, such as opting for concrete floors
instead of wooden floors, the uptake of resilient
reinstatement measures in general seems to be low. The
issue of SMEs being reimbursed by insurance companies
only for ’like-for-like’ reinstatement, due to non-betterment
clauses, seem to be contributing towards this. Furthermore,
the priority for SMEs is to get the premises reinstated as
soon as possible, due to their lost income during the
recovery period, and thus focusing on quick recovery
timescales: this also seems to be contributing towards the
lack of resilient reinstatement measures.
As many flooded SMEs have experienced significant
increases in the excess on their property insurance covers,
resilient reinstatement becomes even more important, in
order to limit the damages in any future flood events. The
alternative is that such SMEs will be required to absorb a
significant cost before damages can be claimed from the
insurance companies. It seems, from a Government policy
perspective, that several steps can be taken to promote
long term resilience against future flood events as the main
driver in the recovery phases. This would allow appropriate
holistic technical considerations to be taken into account,
rather than short term measures. It is important that SMEs
are provided with necessary guidance, and advice following
a disruptive flood event, enabling them to make better
decisions in this regard.

6.0 Post – flood recovery advice for SMEs
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Following a disruptive event like flooding, business owners
come up against a range of challenges including how to
finance business recovery, and often how to simultaneously
cope with damage to both business and residential property
(Tierney, 2007). It is important that businesses, especially
SMEs, are provided with necessary assistance, guidance
and advice during their recovery, allowing them to swiftly
resume their business activities. Rapid recovery of the SME
sector of a flooded community is important, not only in
terms of their own business continuity and wellbeing, but
also in terms of the wider economic sustainability of the
locality, wellbeing and social cohesion. This section
investigates the advice received by SMEs during the
aftermath of the flood event in Cockermouth, Cumbria.
During the aftermath of a flood event SMEs are likely to
require advice and guidance on technical aspects of
property reinstatement. As stated previously, for SMEs it
is important that their business premises are restored as
quickly as possible, so that the normal business activities
can be resumed. It is also important that reinstatement
procedures take in to account the future flood risk, and
consider what protection measures have to be integrated.
This is important as flooding is recognised as the most
significant climate related risk, currently and in the short
term, to the UK built environment (HM Government, 2012b).
A post-flood situation offers an opportunity to reinstate /
reconstruct by integrating flood protection measures, in
such a way that reduces damage and enhances the ability
to recover in the event of a future flood event (ABI and NFF,
n.d.). Previous research has reported that flood affected
property owners are more likely to opt for flood protection
measures, than those without flood experience (Kreibich
et al., 2008, Harries, 2011, Ingirige and Wedawatta, 2011).
The findings of this study highlight the significant
dependence of SMEs on insurance to recover following a
flood event. However, higher cost of insurance and higher
excess amounts are likely to limit the protection available
for small businesses in the future. As the agreement
between the UK government and the Association of British
Insurers (ABI) is due to expire in 2013 (ABI, 2008), there is
a great deal of uncertainty surrounding availability and cost
of flood insurance for small businesses located in high
flood risk areas. SMEs may not, therefore, be able to rely
on insurance alone in the future, which adds to the
importance of encouraging resilient reinstatement and
flood protection in this sector. It is all the more important
that stakeholders involved in this stage provide SMEs
with the necessary information required to fully consider
resilient reinstatement.
This area of expertise provides an opportunity for chartered
surveyors to expand in to; a recent RICS survey, as quoted
in Defra (2008), notes that although a majority of chartered
surveyors would like to work in this area of practice (flood
risk assessment and adaptation), they are held back
due to gaps in their skills, knowledge and understanding.
To this end, the RICS has developed an information paper
(RICS, 2010a) for chartered surveyors, with background
information in regard to flood risk and its management.

The focus of the paper, however, seems to be on providing
background information on flooding which may influence
mainstream activities of surveyors, rather than providing
them with specific guidance on providing flood adaptation
and protection advice to their clients. The relevant
processes of knowledge transfer to enable surveyors to
assimilate the knowledge on performing flood risk
management, or the appropriate recovery / reinstatement
processes during the aftermath of a flood event, do not
seem to have been recognised in this report. The key
challenge of knowledge transfer is how easily it is
absorbed by the transferee. This depends mainly on the
absorptive capacity (Cohen and Levinthal, 1990) of the
recipient to assimilate and absorb this knowledge. This
aspect of the process does not seem to have been studied
in detail: for instance, the RICS guidance note on
contamination states that “surveyors are reminded that
they are expected to be aware of flooding issues which
may affect the property” (2010b: p. 40).
There are other guidance documents that can be used by
chartered surveyors to expand their knowledge base in
providing flood adaptation advice including: Standards for
the repair of buildings following flooding (Garvin et al.,
2005), Household-level Flood Protection Surveys Report
Template (Defra, 2009), Flood damaged property: A guide
to repair (Proverbs and Soetanto, 2004), and Improving the
flood performance of new buildings: Flood resilient
construction (Bowker et al., 2007). Bosher et al. (2009)
reported that suitable guidance to be used by construction
stakeholders on proactive flood protection was scarce;
further, awareness of existing guidance, when and how to
use, was also identified as inadequate (Bosher et al., 2009).
From the surveyors’ perspective, lack of skills and
understanding of property-level flood protection was seen
as a barrier preventing them from providing expertise
related to this issue (Defra, 2008). The inadequacy of
guidance might not necessarily mean that provision of
more guidance could bridge the gap, however. Instead, a
detailed study needs to be undertaken, to identify the tacit /
explicit elements of flood protection and reinstatement
knowledge. This will inform the production of high quality
targeted guidance to surveyors depending on the degree to
which the knowledge can be represented in documented
forms (to match the explicit elements of flood protection
and reinstatement knowledge) and high level continuing
professional development (CPD) and other training
programmes (to match the tacit components of flood
protection and reinstatement knowledge). As explained by
Lillrank (1995), the transfer process depends on the degree
of complexity of the knowledge, so that the level of
abstraction needs to fit with this complexity, to facilitate the
appropriate knowledge transfer. These issues will be further
investigated through the survey and case studies with
SMEs and the expert interviews with surveyors.
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6.1 Reinstatement and flood protection advice during the aftermath
The survey data reveal that, in order to carry out
reinstatement and flood protection measures to their
business property, SMEs approached the external sources
such as the loss adjuster, insurance company, and building
contractor (see Figure 16). SMEs have mostly sought
assistance from loss adjusters, followed by their insurance
company. As loss adjusters are likely to be appointed by
the insurance companies to deal with the reinstatement
activities, this highlights the impact that insurance related
stakeholders can have on the uptake of property-level
resistance and resilience measures by SMEs.
Apart from the above external assistance, most of the
SMEs were self reliant. This shows the close-knit nature
of the community in employing processes of self help in
the immediate recovery process after the flood event.
Literature on general disaster recovery (Nakagawa and
Shaw, 2004, Chamlee-Wright and Storr, 2011) shows how
close knit communities provide a very high degree of self
help within their area. Over 70% of the SMEs in the survey
in Cockermouth answering the question have approached
three or more sources for advice on reinstatement /
protection related issues. The most common combination
was deciding some aspects of ‘what and how’ was to be

Figure 16

done by the SME itself, coupled with the advice coming from
the loss adjuster and insurance company. Although the ability
to make strong generalisations is limited with regard to this
question, as only 14 responses have been received, it still
provides a good account of those professionals whom flood
affected SMEs are likely to approach for advice on
reinstatement and flood protection. The issue was further
discussed in relation to the information gleaned through
case studies and expert interviews
Most respondents were satisfied with regard to different
aspects of advice received on reinstatement and flood
protection of their property (see Figure 17). The percentage
of SMEs satisfied about each aspect of advice was about
50%, but the level of satisfaction was lower with regards
to the value for money spent on external advice and
effectiveness of measures recommended. SME responses
suggest that there is scope for improvement in providing
reinstatement and flood protection advice to SMEs. As SMEs
are unlikely to have internal expertise on property-level
measures (unless the line of business is related to such
activities), clear and simple advice is likely to enhance their
uptake of property reinstatement / protection measures.

Advice obtained in carrying out reinstatement and flood protection of property
Percentage (%)
0

Decided yourself
Loss adjuster
Insurance company

Source of advice

Building contractor
Building consultant
Chartered surveyor
Business network
Neighbour business
Environment agency
Other
Local council
Chartered engineer
Chartered architect
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Satisfaction / dissatisfaction of SMEs regarding the reinstatement and flood
protection advice received

Figure 17
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6.2 Likelihood of approaching different sources for advice in the future
SMEs were questioned on their likelihood of approaching
different institutes / professional groups for advice on flood
protection in the future. They were found to be most likely
to decide themselves what was to be done (see Figure 18).
This suggests that SMEs owners / managers are confident
in their own judgments. This may be influenced by their
experience in running a business of their own, in a
personalised way with limited outside involvement, and
also their experience of previous flood events. However, as
many SMEs are unlikely to have the necessary technical
expertise with regard to flood protection, self-reliance may
lead to them implementing ineffective measures and being
left with inadequate protection.

sources where SMEs may turn for flood related guidance.
The likelihood of these businesses approaching local
councils suggests there is a requirement for local councils
being equipped either to provide such assistance, or
having the knowledge to direct enquirers to sources of the
necessary technical expertise. Although loss adjusters
were widely involved during the recovery and
reinstatement stages, SMEs do not seem to consider
them as a potential source of advice on flood protection.
This suggests that SMEs are aware of the specific role of
loss adjusters. Nearly 40% have said that they might
approach a chartered surveyor for flood protection advice.
This seems to suggest that the awareness of SMEs about
the services of chartered surveyors have increased
following their post-flood recovery experiences.

Building contractors, the local council, their respective
business networks and insurance companies are other

Figure 18
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6.3 Involvement of chartered
surveyors in reinstatement and
flood protection work
The survey data show that chartered surveyors had a
moderate level of involvement in the recovery process. In
terms of recovering from future flood events in Cockermouth,
the community seems to depend on insurance companies to
a significant extent. In the future, they will tend to rely more on
the advice and assistance given by the local council, as well
as building contractors. The degree to which that they will be
reliant on chartered surveyors seems to be somewhat low.
The involvement of chartered surveyors, in providing
reinstatement and flood protection guidance, was higher than
that of similar professional groups such as architects and
engineers. Although the number of responses in this regard
was limited, this suggests that surveyors have an edge over
other professional groups when it comes to providing
specialist advice to SMEs.
The percentage expressing likelihood for approaching
chartered surveyors in the future seems to have increased
considerably when compared to their experience in the past
in getting assistance. Therefore, there seems scope for
chartered surveyors to specialise in this area and expand their
professional practice. Whilst the questionnaire survey overall
shows the very low involvement of chartered surveyors in the
flood recovery / reinstatement process, SME representatives
seem to anticipate a higher reliance in the future. This
aspect is worth investigating further by conducting detailed
interviews with SMEs, chartered surveyors and other
expert advisors in flood recovery and reinstatement.
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6.4 Experiences of professionals
providing flood related advice
Profiles of the chartered building surveyor, quantity
surveyor, and the architect who were interviewed are
given in Table 11. All three professionals have experience
in providing flood related advice to small businesses, and
were able to relate their experience during the interviews.
FS2 and FS3 are based in Cockermouth, and hence have
firsthand experience advising small businesses with
regard to the post 2009 flood reinstatement / flood
protection work. Although not based in Cockermouth,
FS1 has extensive experience of providing expertise on
flood related issues to property owners.

Table 11

Professional
background

Profiles of professionals interviewed

FS1

FS2

FS3

Building surveyor

Quantity surveyor

Architect

Professional
profile

FS1 is a chartered building
surveyor who runs a small
(based on the number
employed) surveying practice.

FS2 is a chartered quantity
surveyor who runs a soleproprietor quantity surveying
practice.

FS3 is a registered architect
who runs a sole-proprietor
architectural practice.

Current
portfolio of
activities

Surveying, project
management, design
and restoration, insurance
claims.

Quantity surveying,
cost consultancy work,
building surveying, project
management.

Architecture, building
design, planning consultant,
renovation, building
conservation.

Experience of
providing flood
related advice

• FS1 has expertise on flood
risk assessments, post
flood restoration, claims
handling and negotiations
and building surveys related
to flooding.
• FS1 has first worked as
a building surveyor, and
thereafter as a loss adjuster.
FS1 has experience of
over 30 years in these
professions.
• Experience of working on
flood related issues in these
activities has led the practice
to expand in to flood related
work.

• F
 S2 has expanded to
building surveying and
project management from
initially being a quantity
surveyor.
• C
 arlisle flooding in 2005
has provided the impetus to
expand in to flood related
issues.
• T
 his was mainly from
experience of over 20 years
as well as due to the nature
of work available in the area.
• F
 S2 has been involved in
reinstatement, recovery
and flood protection works
of several small businesses
following the 2009 flood
event.

• F
 S3 has over 10 years of
experience in architectural
practice including renovation,
conservation and planning
issues related to building.
• O
 pportunity to provide
reinstatement, conservation
advice to small businesses
on flood related issues has
mainly come from being
located in Cockermouth.
• H
 as been involved in
conservation aspect of
flooded listed buildings
in Cockermouth.
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6.5 How can surveyors and the RICS be involved?
The interviews gave an insight into how the process works
during the immediate aftermath of a flood event. The
influence map built around the interviews is depicted in
Figure 19. The key indicates the concepts / ideas of the
experts, and the arrow heads represent how the process
of influence is shaped up. The interviews focused on three
important factors that underpin the expertise needed of
the professional providing advice on flood recovery and
reinstatement. These factors are divided between:
(iv) Professional skills
(v)		 Knowledge and competencies
(vi) Other factors
During the immediate aftermath, business owners tend to
contact their insurance companies to request immediate
advice. The main driver during the immediate recovery
process is the time factor. The insurance companies seem
to work on a key performance indicator (KPI) of very quick
reinstatement of the premises damaged by engaging loss
adjusters and working with building contractors and drying
companies. There is very little independent technical advice
provided to the flood affected business owners at this
stage. The interview data seems to correlate with the survey
findings, indicating that small business owners seem to
rely significantly on insurance companies and loss adjuster
firms during the immediate aftermath of a flood event.
The influence map also shows that the whole process is
insurance led. The SME owners are driven to this action,
as a natural reaction of their insurance policies, and they
are not aware that they have access to independent advice
from a consultant during the flood recovery process. The
RICS could perform two roles in this instance as identified
in Figure 19: firstly the RICS can address community
concerns by an awareness campaign to let SMEs know of
the unique advantages of employing chartered surveyors in
this process. Secondly, the RICS could also engage in high
level activities with Government policy makers to let them
know of the role of chartered surveyors as independent
advisors on flood recovery and reinstatement.
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The case study findings suggest that there is scope for
improvement in flood reinstatement and protection advice
provided to SMEs. This is indicated by the degree of
dissatisfaction of the SME property owners with the advice
they currently receive and problems associated with some
of the recovery and reinstatement work recommended for
some of the SMEs. For example, one SME owner stated
that some of the plastering collapsed due to improper
drying techniques adopted. Further, CS1 noted that it was
not approached by any external organisation regarding
flood protection advice. CS1 was prepared to implement
suitable protection measures, as it believed “prevention is
better than cure”. CS1 commented that it would like to
receive advice free from commercial interests (not
endorsing any particular measure for financial reasons)
from a responsible organisation such as the Environment
Agency or the local council. CS2 shared the viewpoint and
mentioned that there was confusion among flooded SMEs,
due to the presence of a large number of contractors,
advisors, and consultants promoting their products and
services via the delivery of door-to-door flyers. It was
mentioned that, although the advice was available if it was
looked for, selecting between the sources was a problem
for flooded small businesses. FS3 noted several situations
where SMEs were provided with incorrect advice by
building contractors and consultants employed, without
considering the nature of buildings, existing construction
methods, and regulations concerning listed buildings.
There seems, therefore, to be a role for a reputable
organisation like the RICS to step in, and provide technical
expertise through its membership. This could be part of the
role of the regional membership units of the RICS so that
areas such as Cockermouth can be covered by members
located in those areas.
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Figure 19
FS1

Influence map of flood advice experts

FS2

FS3

Expected / needed skills and competencies,
and possible gaps, in flood advice
Balance between
conservation,
building back better,
non-betterment
clauses, costs etc.

Basic architectural
qualifications &
common sense
approach
RICS faculty
boundaries
have changed

Building surveyors
deal with a lot of
existing buildings
more than others

PROFESSIONAL
SKILLS

QS, architects deal
with new buildings

Moving in to
building surveying
work from quantity
surveying

Worked for loss
adjustor for postflood work

KNOWLEDGE &
COMPETENCIES

Ability to argue and
stay put with insurers

Loss adjustors
better for business
disruption advice due
to flooding

FLOOD
ADVICE
EXPERT

RICS role on flood
advice is relatively
unknown to
communities. More
awareness needed

Allowed the insurance
company to appoint
whoever they felt,
and got on with. The
service that they gave
was really poor

OTHER
EXTERNAL /
INTERNAL
FACTORS

All activities
insurance led, low
payback period, high
client expectations

Confidently discuss
with planning officers
and building control

Being vocal was
able to convince the
insurance company
no need to seal walls

Ability to convince
that no need to
strip out plaster all
the time

Deliberately ignoring
the fact that
these buildings in
Cockermouth had
been flooded many
times in the past

Contractors brought
in were possibly out
of county or certainly
not experienced with
the kind of building
that Cumbria is full of

Need of feeding back
the experiences,
knowledge of
surveyors who
have been working
with flood related
situations to
the others

Tend to contact
structural engineers
as people rush into
thinking there are
structural problems

Ability to negotiate,
property, put
an argument
with insurance
conservation
officers etc.

There are all kinds
of authorities,
associations and
information available

There should be
strict guidance on
matters that make a
difference

And with my role
on the Civic Trust,
it probably helped

RICS should lobby
the government for
correct community
flood protection,
rather than expensive
flood defences

Important not to
be limited to strict
guidelines, just to fill
tick boxes, but have
to bring in experience
and professional
skills in to it
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In terms of knowledge and competencies, the influence
map identifies that the technical competence drives the
confidence of the advisor. The independent advice
provides the much needed technical advice that is
appropriate to the special circumstance of a flood event.
For example, a majority of the business premises in
Cockermouth are Grade I, II and Grade II* listed buildings.
Even FS2 (the building surveyor), who had dealt with
properties in other areas of the UK, identified that his
technical competence drives the ability to communicate
better with planners and other council workers and boosts
his confidence in dealing with the insurance companies
and the loss adjusters. The ability to negotiate with the
insurance companies and advance convincing arguments
is a major competence that flood advisors could assimilate.
The insurance companies and loss adjusters do not have
specialised technical knowledge to deal with some
instances of property level protection and business
continuity strategies. The RICS role, in this regard, will be
to make the role of the chartered surveyor more visible to
the communities. Whilst publishing more appropriate
guidance notes to surveyors, the RICS should also identify
the generic ensemble of technical knowledge for flood
protection and reinstatement and glean the complex tacit
technical experiential knowledge to showcase to the
general public / business owners living in areas of very high
flood risk to distinguish the unique advantages of engaging
chartered surveyors.
According to the FS1, flood risk advice should be primarily
professional led, rather than contractor led, and it should
be to the benefit to the community. The knowledge transfer
aspect discussed earlier should be the main focus, in
determining developments in technical and other areas of
competencies that should be the subject for more
guidance notes and to develop more unique experiential
knowledge through CPD events and targeted training
programmes. The influence map also indicates the
professional skills aspect as an important parameter in
developing flood expert advice. Both FS1 and FS2 seem to
have assimilated this expertise through their technical
knowledge as well as their experiential knowledge. FS2 for
instance, highlights the fact that working for a loss adjuster
immediately after the training as a building surveyor gave
him the unique opportunity of dealing with a lot of flood
damage properties where he was able to apply his building
surveying skills to the best advantage. As a result, FS2 was
able to leapfrog his skills to a new level and extend his
provision of services. The expert interviewers also mention
of the eroding boundaries of the surveying profession and
the underpinning technical competence, as well as the
added common sense approach to problem solving as the
unique advantage. All three experts interviewed provided
the flood advice and support as part of a package of
professional services to clients. The RICS could learn
lessons from these interviews and SME case studies to
determine the modern trends in the surveying profession.
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The research project findings are based on the township of
Cockermouth in Cumbria as its case study site.
Cockermouth has experienced recent flood events, the
most recent being in 2009, resulting in catastrophic
consequences to the local economy. The area also has a
very high risk of future flooding. The vulnerability of this
township provided the basis for the DEFENCES research
team to investigate a contemporary research question,
which will be valued by the surveying profession. The
research question, “how flood expert knowledge could be
developed in chartered surveyors” was investigated utilising
a combined literature review, survey, case study and an
expert interview approach to gain both theoretical as well
as a multitude of practical perspectives on the subject.
Travel difficulties for customers, additional costs, stocks /
products damaged, and decrease in sales were found to
be the main impacts created by the 2009 flood event on
Cockermouth town centre SMEs. Study findings
highlighted the devastating impacts that a disruptive event
such as the 2009 flooding can have on local small
businesses. Further, inter-impact analysis revealed that a
SME is likely to experience a range of impacts collectively.
Even non-flooded SMEs reported significant disruptions,
highlighting how flooding can affect businesses whose
premises are not physically flooded. Importance of indirect
impacts of flooding was depicted by the relatively higher
weight associated with impacts such as travel difficulties
for customers; suppliers / customers affected by flooding;
and loss of services. These findings will be useful for
SMEs in enhancing their preparedness to future flood
events. The impacts of flooding discussed can inform and
assist business support organisations and policy makers,
in showcasing the devastating impacts of flooding and the
need for flood preparedness.
As identified in some of the previous studies, research
findings revealed the significance of flood insurance to
SMEs and their dependence on insurance to recover
following a flood event. Flooded SMEs had experienced
drastic increases in their insurance premiums and
excesses, after the 2009 flood event. As a result, damages
claimable in the event of a future flood situation will be
considerably reduced, albeit at a higher insurance cost.
This situation might further increase in the future, given the
planned expiration of the agreement between the
government and the insurance industry to provide flood
insurance to small businesses and households. As a result,
ability of SMEs to rely on insurance is likely to be reduced.
This makes the importance of opting for alternative
protection measures even more significant. Recent
changes in national policy encourage communities to
adapt to flooding and be resilient, by opting for propertylevel protection measures. Although widely advocated,
costs and perceived benefits of such measures are seen
as a barrier for their uptake. Higher costs of insurance and
excessive excesses could mean property-level protection

is more beneficial for at-risk SMEs. Further research in this
regard is needed, in order to assess this phenomenon and
develop the knowledge base on benefits of property-level
adaptation to at-risk SMEs.
Major flood events provide an opportunity to integrate
flood resistant and resilient measures to existing
properties, especially to those flooded and extensively
damaged. However, findings of the survey suggest that
this opportunity had not been grasped by many SMEs. As
SMEs often turn to their insurance companies and loss
adjusters for assistance during the aftermath, their role in
promoting resilient reinstatement and property-level
protection seems vital. However, some SMEs whose
premises were significantly damaged by flooding, and thus
required extensive reinstatement, had not received
adequate guidance on flood protection. It is important that
SMEs are provided with proper guidance at this stage,
and directed towards the necessary professional advice if
required. Stakeholders related to the construction industry,
who are actively involved with post-flood reinstatement
work, have an important role to play in enhancing
property-level flood protection.
From a surveyor’s perspective, expanding into flood
related advice is a developing direction of practice. Recent
shifts in the national policy towards promoting propertylevel protection suggest that this area of expertise is likely
to see a growth of demand in the future. Whilst more
experienced surveyors are capable of expanding in to
flood reinstatement and protection related practice even
without formal training, this could not be said for surveyors
with lesser experience. The influence map, developed
based on the interviews with flood advice experts,
identified technical competence as what drives the
confidence of the advisor. Hence, it is important that
formal training is made available on flood related advice.
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Based on the coherent findings of the literature review,
survey, case study and expert interview approaches,
several recommendations are made. These
recommendations are mainly aimed at the RICS, towards
its role on practice and policy on property-level flood
adaptation of SMEs and the capacity of chartered
surveyors in providing flood expert services to SME clients.
• A more visible role and presence for the RICS
Study findings reveal that SMEs have had limited
access to independent reinstatement advice apart
from insurers and loss adjusters, especially in the
immediate aftermath, and often the services of
chartered surveyors have not been used. The RICS
can address the issue by an awareness campaign to
let SMEs know of the unique advantages of employing
chartered surveyors in this process. The RICS could
also engage in high level activities with Government
policy makers to let them know of the role of chartered
surveyors as independent advisors on flood recovery
and reinstatement.
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• Further work in gleaning the knowledge base
of the flood advisors and identifying specific
knowledge factors that support more guidance
development (generic knowledge in terms of
guidance documents and technical papers)
and training programmes, CPD and MSc
modules, workshops and the like (for tacit
experiential knowledge).
Expert interviews revealed that the experience of
surveyors plays a significant role in allowing them
to expand in to flood reinstatement and protection
related practice. Although they lacked formal training
specifically on these issues, their experience and
accumulated technical competence have enabled
them to provide advice to flooded SMEs. Surveyors
with less experience, however, may require guidance
and formal training for them to be able to provide valid,
independent advice. It is important that these facilities
are made available, recognising the considerable
scope of work available in the area of property-level
adaptation to flooding and the opportunity available for
chartered surveyors to merge this area of expertise with
their current portfolio of activities.
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• More targeted approaches with the RICS regional
offices to deal with localised events such as
Cockermouth.
Regional offices of the RICS seem to be in a better
position to liaise with local councils and get involved in
post-flood reinstatement and flood protection activities.
In the event of the Cockermouth flooding, the local
councils (Cumbria County Council, Allerdale Borough
Council and Cockermouth Town Council) have played
an important role in the recovery efforts. By teaming
up with such local councils in their recovery efforts
in relation to localised flood events and initiatives
addressing the risk of flooding, the RICS is likely to
be able to enhance the awareness of local small
businesses and property owners of the capability of its
membership to provide professional advice to them.
• Lobbying Government / Chamber of Commerce
regarding the acute problem of flood impacts
on SMEs.
Findings of the research highlight the extent of impacts
that a severe flood event can have on local small
businesses. Further, direct and indirect impacts of
flooding could be manifold, and SMEs are likely to
experience a range of impacts together rather than
alone. Flooded SMEs being out of business for a
considerable period can significantly affect their survival
as well as the local economy. This message can be
taken forward by the RICS at the policy level. Further,
the importance of community-level flood management
schemes can be taken forward by the RICS at the
national policy level. It is important that these schemes
are in place to reduce the probability and impact of
flooding, in addition to the individual property-level
measures.
• Working further with Cockermouth Town Council,
Allerdale Borough Council in more focused
approaches.

• Highlighting the need for resilient reinstatement
and flood adaptation via business support
organisations such as Business Link, Federation
of Small Business and local Chambers of Trade.
Research findings show the significant dependence
of SMEs on their insurance. Given the increased cost
of property insurance, higher excess amounts, and
uncertainties surrounding availability of insurance to
small business at risk of flooding, it is important that
SMEs do not rely solely on insurance in the future.
To this end, flood adaptation of properties could be
the way forward for such at-risk small businesses.
The need for resilient reinstatement, integrating flood
resistance and resilience measures to their properties
can be taken forward by the RICS to SMEs via
business support organisations such as Business Link,
at the national level, and local Chambers of Trade at the
local level.
• Further research into the cost benefit analysis of
resilient reinstatement for SMEs.
Increases in insurance excesses will reduce the amount
of damage claimable from the insurance in a future
flood event. This is likely to make resilient reinstatement
more beneficial for at-risk SMEs. Further, there is
uncertainty surrounding cost and availability of flood
insurance for SMEs, as the agreement between the
ABI and the government regarding flood insurance
is due to expire in 2013. These issues are likely to
affect cost / benefit of resilient reinstatement and
property-level flood protection for SMEs. Further, it
was noted that many SMEs had chosen like-for-like
reinstatement, whilst only a few had opted for resilient
reinstatement of their property. Factors that motivate
SMEs to implement resilient reinstatement is worthy of
further investigation. Further research in these areas is
recommended.

The Cockermouth flood event in 2009 has
emphasised the devastating impacts of flooding on
small businesses. Their reinstatement and recovery
experiences suggest the common problems faced by
such small businesses. Level of resilient reinstatement
undertaken by SMEs shows the need for enhancing
their awareness on this aspect. There seems to be
scope for the RICS to engage in a focused endeavour
with local councils to enhance the awareness of local
SMEs on flood adaptation of their properties.
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