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About the inspection and report

This RICS Home Survey — Level 3 has baen produced by a surveyor, who has writlen this
report for you to use. If you decide nol to act on the advice in this report, you do so at your
own risk,
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. About the survey

As agreed, this report will contain the following:

= a thorough inspaction of e proparty (see "The Inspaction’ In saction M) and
= arapori based on the inspeclion {(sea "The report’ in secilon M),

About the report

We aim to give you professional advice to:

= help you make a reasonad and mformed doosion whon purchasmg the proparty, or whan planning for repaoirs,
malntenance of Upgiading (he propaity

= pravide detalled advice on condition
= desciiba the [dentifiabla rsk of potential or hidden defacts
+ proposs ihe most probable cause(s) of the dafects, based on the Inspeclion

« whara praclicable and agrend, provide an estimate of conta and likely imescale for idontified repairs and
necassary work, and

« make recommandations as (o any further actions o inke or advies thal nasds to ba oblalned bsfore
commiiling o a purchase.

Any exlra services wa provide (hal are nol covered by the lerms and conditions of this reporl musl be
covered by a separate contract.

About the Inspection

= We cary oul a desk-lop study and make oral enduines for mformalion aboul matters affecting 1he property

= Wao carofully nnd thorotighly inspect the property, ueing our best andaavours to see as much of f ag s
phyaically accessible. Whera thia Is not possible, an explanation will be providod,

+ Wa visually Inspect roofs, chimnays and othar surfaces on fha outsida of tha bullding from ground lavel and, If
nacassary, rom nalghbouring public proparty and with the halp of binodulars

= Wa jnspect he rool structure from insida the roof space il there is access, Wa examine floor surfaces and
undar-floor spaces, ao far as there is safe access and with permission fram the owner. We are nol able 1o
pasess the condition of the inalde of any chimney, boller or other llues,

= |l we are concernad about parts of the proporty that the inspection cannol cover, e report will tell you abaul
any furlhar invesiigations that are neaded,

= Whera praclicable and agread, wa raport on the cost of any work for [dentified repalrs and make
recommandations on how thesa repaira should ba carried out. Some maintanance and rapairs that we
suggest may be expensive

= We Inspect the inside nnd outalde of tha main bullding and all permanant outbuildings. We also Inspecl the
paria of the alecticlly, gas/oll, water, hisaling, drainsge bnd other services that can be seen, but these are not
testod othar than normal operatlon i everyday uss,

= To halp describa tha condilion of tha home, we give condilion ratings 1o the maln parts (the ‘alemants’) of tha
bullding, garaga, and some parls oulslde, Some aleaments can ba made up of saveral different parts,

= i ihe slement boxes in sectlons D, £, F and G, we desoribe Ihe parl thal has e worsl condition raling firsi
and then autling the condition of the othar paria,

RICE Hoind Suivay - Laval 3 Faria 4
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o Reminder

Plaasa rafer 1o your Terms and Conditions, (hat ware sant 1o youl al the point you Richard Nicholns
confirmed your Instruction o (s Forge Properly Consullanta Lid, for a full list of exclusions.
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About the inspection

Surveyor's name

Nick Edwards Charlered Surveyor, Registarad Valier

Surveyor's RICS number

1168790

Company namae

Forge Property Consultants Lid

Date of the Inspection qudrt rofq:hncn number
26th March 2024 FEN024
Related party disclosure

There is no conflict of Interest and no related parties, we have had no prior Invalvernant with the proparty,
the buyer or the aeller.

Full address and postcode of the property

Bryn Erddig, Loungavilla, Erddig Road, Wraxham LL13 7DS I

Weather conditions when the inspaction took place

| Oiry

Status of the properly when the inspection took place

| Empty

RICS Fanis Surviy - Lovael 3 Faon G
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Overall opinion

This saction provides our avarall opinion of the property, highlighting areas of concemn, and
summarises the condition ratings of different elements of the property. If an element is
made up of a number of different parts (for example, a pitched roof to the main building
and a flat roof to an extension), only the parl in the worst condition is shown here. |l also
provides a summary of repairs (and cost guldance where agreed) and recommendations
for further investigations.

Impaortant note

To gel a balanced Impression of the property, we strongly recommend that you read all
sections ol the report, in particular section L, 'What to do now', and discuss this with us i
required.

RICES Hip vy - Lisval 3 It /
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Condition ratings

Overall opinion of proparty

This property presants a mullitude of significant issues rendearing it uninhabitable in ts current slate,

Yaars of naglect hava resulled In savare disrapair, with avidenl signs of siructural decay, Dampness
parmaatos the pramises from varous sourcaes, nolably due to defactive roofing and guttering, along with
suspeciad dralinage blockages,

Internal and external walls are plaguad by penelrative damp, exacerbated by falling Insulation, Molsture
levels in the plastar are alarmingly high, indicating its imminent fallure. The absence of a damp-proof
course s evident In the dampened Parquel fleoring and undarlying slabs.

A comprehensive overhaul is imperative, necessitating rewiring, Installation of a now heating system, and
renovation of the kitchan and bathroom. Joinery |s dilapidated and should be replaced, sspeclally given thi
impending need for re-plastering.

Structural concerns are avident, particularly in at least one external wall, Indicating potential movemeant.
Drainage Issues further compound the properly's challenges.

These are jusl a selection of the crilical issues idenlified, Considering the extensive scope of necessary
ranovations and potential unforeseen complications, damolition might be the most viahle option, primarily
from a financial slandpaint.

1IRICS Hiaprii Suivisy Liwvl o3 Mg A
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Condition ratings

To determine the condition of the properly, we assess the maln pars (the ‘elements’) of the bullding, garage
and some outside areas. These elements are rated on the urgency of malntenance neadad, ranging from
‘vary urgent’ Lo ‘no lssues recorded’

There are documeants assoclated with the fallowing slements, Chack these documeants hava

® Documents we may suggest you request before you sign contracts
been supplied by your soliciior before exchanging contracts.

Elements that require urgent attention

These elements have defects thal are serious and/or need to be repaired, replaced or

investigated urgently. Failure to do so could risk serious salety issues or severe long-term
damade o your proparty.

Element no. | Elament nams
01 Chimnay stacks _ . _
p2 Rn;f cn\;a;ln_ga -

_ _Da . Ralnwaler plpaTar;d futters - D

D4 . I\-ﬂaln walls

i _05_ - Wl_mluwa
D6 Outside doors (including patio doors)
07 ] Cmmaw&l;ry_ ﬁnd pnruhﬁs I
E1 Roal structura

. E2 Gallings
E3 Walls and parlilions
E4 Floors
ES FI|I'ED|EIJBB. Glhlllmnay. breasts Hnd-fiuaa
E6 Bullt-in fittings (bullt-in kitchen and other fittings, not including appliances)
E7 Wﬁudwnri( {for axamplé. staircasa joinery)
E8B Bathroom fitings o
|51- .E-'lllacnric:li-ly
F Heallng
F5 Wlatér hu.xting

1S ot Siirvey - Loveal 3 Paljes B
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Elnmum no.
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Elements that require attention but are not serious or urgent

These elaments have defects that need repairing or replacing, but are nol considerad to be
either serlous or urgent, These elemants miust also be maintainad In the normal way,

Elemant naime

Elements with no current issues
Mo repalr 15 currently neaded, The elements listed here must be maintained in the normal way.

Element name

We

()

Elamant no.

F2
F3
F6

G1

Elements not inspected

carry out a visual inspuclion, 5o a number of elements may nal have been inspected,

Thase are lsted here

Element name

Gas/oll
Walar
Drainags

Garage

Further Investigations
Further Inveatigations shauld be carfled out befare making a legal commilment o purchase the prapaity.

Drainage

Possible ashesios
Incoming water main- possible lead pipe

HICS Maivig S

vy - Lavial 4
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About the property

This section includes:

= About the property
= Energy efficiency
« Localion and facilities

HICS Mol Suivey - Loval 3 Hade 11



About the property

Type of property

(3 ricS

Datachad

Approximate year the properly was bullt

Circa 60's

Approximate year the property was extanded

Not known

Approximate year the property was converted

NA

Information relevant to flats and maisonettes

NA

Construction

Brick cavily with traditional imber pilch roof lald to plain clay tile

Means of escape

Front and rear four exit points

E{TE= ST ':;':q_nw_u,'.' Ll 3
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Energy efficiency

We are advised that tha praperly's eurrent ehergy performance, as recorded Ih the EPC, Is as stated below,

We have checked for any obvious discrepancles between the EPC and the subject property, and the
implications are explained to you,

We will advise on the appropriateness of any energy improvements recommended by the EPC,

Enargy efficiancy rating

NA

Issues relating to tha energy efficiency rating

No EPC has baen undertakean.

It I8 our opinion that the property would need 16 undorgo extensive works In order for It lo achiove a
stiitable rating. Mowever due to tha many significant defects found It would not ba possible for this to be
achlavad. '

Mains services
A marked box shows thal the relavant mains service |5 present.

o | Gas # | Eleclric & | Waler + | Drainage

Central heating
o | Gas Elsctric Solld ual Ol Nona

Other services or energy sources (Including Teed-in tarifrs)

NA |
Other energy matlers
NA I

RICE Floimie Suivay - Lsvel A 1 iigiia |
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Location and facilities

Gruundu

Large plot with mature trees and shrubs, Some (reas have TPO's
The plot is largely overgrown and we a cannol rule oul Japanese knol weed as nol all areas were
assassibla,

Photo -4 Fhato - 5
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Lecation

Erddig Road in Wrexham Is In Wales, The postcode is within the Offa ward/electoral division, which |s In
the UK Parliamantary Constituency of Wrexham,

Facllities

The properly is relatively close to a railways station, secondary and primary schools, doclors praciices and
hospitals.

e

Loeal enviranmaent

| have made comment as la the properly's exposure o flooding, radon and mining In Section | of this
raport.

Other loeal factors

Erddig Road, Wraxham, Wales, LL13 7DS is within the Offa policing neighbourhood, under the North
Wales Police force area,

RICS Haipis Suivisy Lyl 3 Fraiggs 18
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This postcode has supporl for Ullrafast broadband al one or more premises. Ultrafast broadband s the
latest high-speed standard, generally lakan to mean fixed line broadband al a potential speed of 300Mbps
or more - more than enough for aven the most demanding household gaming, video calling, video and
internet browsing needs. Note thal occaslonally some properlies In a posicode may slill not ba eligible due
to conditions on the ground, or the bullding structure.

RO Fliavies Suivey = Leval 3 Fagum 17
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Outside the property
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Full detail of elements inspected

Limitations on the Inspaction

Only a small proportion of the proparty could be viewed from the outside dua overgrown vegelation.

We have not inspectad woodwark or other parts of the siriclure which are coverad, unexposed ar
inaccassible and we are therelora unable to report thal any such parl of the properly is free [rom delect

000®

D1 Chimney siacks

Threa chimneys stacks constructed of brick with lead flashings at the base, e
All flues are uncapped allowing the elements to enter the flue line that Is causing damp on the
chimnay breasts including lack of use. Rafer fo sections on chimnay breasts.

The laad Nlashings at the base of (he stacks |s of age and needs replacing.

The concrele cappings are heavily solled with moss grow thal is slowly diminishing the integrity of
lhe concrele making It porous, This is due In part the the cappinga not having slopad sides to shad
waler,

The stacks also require re-pointing due to spalling.

Modarn chimnaey stack designs incorporale an impervious barrier (damp prool course) intended 1o
reduce dampness below roof level, Such precaufions are often omilled in older properly so d
degree of damp penetration is inevitable. No DPC identified.

The chimnay stacks ware examinad from ground leveal with the ald of binoculars, and a drone, for
possible defects Including undue movement, distortion, chamical or weathar ialatad damaga,
brickwork, render and pointing damage and other avidence of failure.

Some of the bricks are showing signs of spalling.
In construction 'spalling’ refers to tha flaking, cracking, pesling, ctumbling or chipping of slone or
bricks, particularly whaere areas of the surface are said to have blown,

Water s absorbad by the porous surlace of ald bricks, and in cald periods, axpansion by freazing
can cause tham to crack.

One of the commonast causes of spalling In old, solld walled bulldings |5 the use of cement
pointing, aver solt lime mortar joints, Interstitial maoislure is lost primarily through the mortar |oints -
tha lungs of the wall - and when blocked with cement, (often known as ribbon, or strap painting)
this molstura then tries fo escapa through the brick faces, blowing tham.

RICE Hamn Sirvay - Leval 3 Faga 18
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Photo - 27

D2 Roof Covarings

Pitehad roof with plain dlay tiles Including ridge, hips and valletys. 6‘

All the tlles are showling slgns of age. There are a siginificant number that are missing and braken
including a majarity that are now delaminiating, The tiles will all require placing.

Due fo the delaminantion the likly hood of the tile battens and structural cormpnents le: rafetrs will
have been impaciod upon, 1L s highly liklay limber decay will be present in many of these
elements.

We have notad at leas! one leak on tha front right hip when viwewed on [irat floor. refer to saction
ool structilra,

The flal rool over the dormer |s also In nead of replacement as |s thea [lal roof 1o (he rear. The
limber alaments will also likely require replacing going by the condition of Ihese elements. Thay are
heavlly laden with moss.

Clay roof lllas tend to deterdorate and fall as a resull of de-lamination of the material due o
maolslure panetration and subsequent frost action over time which ultimately causes the file to
disintegrate, usually on the exposed outer surface, eventually nacassliating complets ranewal of
the covering,

Some clay rool tiles delariorate and Tall as a result of maisture penatration over time and frost
aclion, sometimes In conjunction with eflflorescence as salls present In the clay crystallise and
axpand, ullimalaly cauzing the clay o erumble. This often manifests lsell an the underside of the
tiles where |he nibs securing the tiles also fall al which point the tile will slip down or Tall from the
roof, eventually nacessitaling complate ranewsl of the covering.

The rool pllchas were examined from ground level with the ald of binoculars and a drone lor
possible defects including saqging, collapsa, broken/missing/domaged lles, holes, and other
avidance of fallure.

Thaz flal roofs were axamined from above with (hee ald of step ladders, and with a dione. Inspection
‘was made for indications of fallure of the surface, holes, depressions, and other common defecls.

RICE Homa Stirvey - Lovel 2 g 21
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Photo - 25

Phota - 27
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Photo - 32 Phota - 33
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D3 Rainwater pipes and gutters

These are of cast iron and show sign of significant leaks and In some places broken. o
The ara heavily coated In rust and will require replacemant throughout,

An Inspection was carriad oul from ground level with the aid of binoculars to look for possible areas
of leakage, misalignment, overlow and other defects.

Due lo resiricled viewing angles and vegetation growth not all of the rain water goods were
possible to inspact,

All of the gullars sean are leaking,
All of the gullers seen have vagelalion growth in them.
Soma of the guttaring is brokean.

Same of the down pipes are broken,

&

Phota - 36

Fhato - 36 Broken
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D4 Main wallz

Tha walls are of brick cavity that has racalvad a ratrofit cavity wall insulation. The top half has been
rough cast rendered and painted. Some areas of walls were abscured by vegetation limiting out
Inspection.

The consarvatory wall Is In a poor condltion and is showing signs of structural movement. This will
require a complete rebuild..

Wa noled In saveral places the cavily insulation wall 1l is coming out of the wall both Internally and
extarnally,

The oulside walls ware examined from ground level with the aid of binoculars from vanlage points
within the grounds of tha property and sultable public areas around. The walls were examinad for
signs of bowing or leaning, damaged brickwark and pointing, eracking, indications of subsidence
and land fallure and other defects.

During a non-invasive Inspection of this type it s not possible to expose the foundations.
Whaere walls are covared with finishes such as render or hanging files, the wall surface boneath

cannot bo directly viewad and It Is assumad that no unusual defocts axlet within these concesled
areas,

FIEE Hanw Suivipy - Lirval 4
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FPhoto - 38

Phota - 41
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Phata - 42 structural movemont

5 Windows

The majority of windows are twnbar single glazed, o |

The windows have not been maintalned and for this reason they have decayed. All of the windows
will raqquire replacing.

RICE Hinvin Survey = Laval 3 Fapies 21
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Phota - 43

Pholo - 46 Phola - 46

D6 Outside doors (including patio doors)

The doors are imber single glazed and do not provide very good security,
The doors have not bean maintained and for this reason they have decayed. All of the doars wil
raguire replacing,

FPhoto - 47 Hole in balttom of doar from timber decay Phota - 48
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D7 Conservatory and porches

Upve conservatary, doubla glazead, j
All gliazing unlts have failed and need replacing. o
The roof is of polycarbonate and has bacama brittle with the potantial for leaks.

All the seals and gaskets around the units are failing. Replacing the entire structure would be mors

cost affective,,

FPhota - 49 Phoia - 50

D8 Other jolnery and finishes

[ O
19 Other

™ O
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Inside the property

Limitations on the inspection

Wi hava nol inspectad woodwork or ather parts of the structure which are coverad, unexposad or
inaccessible and we are theralore unable (o raport that any such parl of the proparty is frae Irom datact

000w

E1 Roof structure

Only a small propaortion of the roof structure was possible to inspect, o
The roof is of age meaning it 1s the ariginal roof that has no sarking. Instead it would have had lime
tarching. Mest of the torching has since fallen away which detracts from Its sole purpose to prevent

raln water antaring the roof space,

The rafters wera lested with a damp meter giving a high moisture reading.

The roof space s also not Insulaled,

A leak Is on going on the front right hip. causing damage (o the plaster and decoration.

!

Phate < 81 Leak of front hip us nofed in roof covaring Photo - 52 Underside of roof ;;u aarking
agection.
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EZ Cailinga

Bathraom

The presence of palystyrene tles on the underside of any celling prevents an Inspection of the o
celling material tsell. Such tiles have often been used to mask other defects or a poor celling finish

and to provide a small amount of additional thermal Insulation. Polystyrena material ganarally

perfarms very badly in fire and will quickly melt and burn glving off potentially lethal noxlous fumes,

We would always recommend that such material is removed at the outset and the celling suitably
resurfaced or replaced as necessary. Ramoval usually resulls in the loss of the celling plaster as

well,

Ceilings were examinead for signs of undue levels of bowing, eracking, staining and other defacts,
Maolslure meter readings ware taken al regular intervals,

Halrline gracking is visibla In some plasler-boarded areas.
Thera Is perimeter jJunction cracking between the coilings and walls in some places,

Some cellings within the property have a textured finish. Some textured ceiling finishes can contaln
nsbastos and should not be drilled or sanded without protective aquipment and/or specialiat
advica.

Any such materials that do contain asbestos are harmless unless alrborne fibres are present,

At the time of the survey no areas of flaking, powdering or similarty damaged material were noted
Indicating that no specific risk currently exists.

Fainting or plaster skimming af taxtured surfaces normally ensures thal any asbestos fibres are
sacurely ancapsulated and will not present any risk to health If undisturbecd.

The cellings have nol been maintainad and are sulfaring from damp and black spol mould.

RICES Mome Sulvay = Leavel 3 Plagis 21
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Phata - 57 Phaota - 58

Photo - 58 Fhota - 60
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Bhota - 65 Pholo - 66
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Phaita - 68 FPhaio - 70

Phata - 71 Phota - 72
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Phota - 73 Phota - 74

Pholo - 76 Bhota - 76

E3 Walls and partitions

damage.
Malsture matar readings were laken al regular intervals whare access and wall consliuction/
location permitted.

All molsture maler readings recarded around the properly were found to be outside the normal
range Indicating that, In those areas that could be accessed, It |s affected by rising or
penatrating damp. The cavity wall fill ean be seen in some areas on the floor.

Panalrating damp may be defined as any damp which anters a bullding from the autside other than
from the ground. lis pregence always Indicates some bullding defacl or deficlancy including lack of
proper malntenance and typically ean oceur due to a leaking roof, defective rainwater goods,
poroiis walls, Inaffective damp-proofing provisions, decayed timber, ete. Left unchacked, such
damp can quickly cause significant damage somatimas in parts of the building which are not
readily accessible or visible so thal the eatly stages of a problem cannot readily be detected, This
underscores (he prudence of ensuring that a bullding is always properly maintained, preferably on
a preventative and planned, rather than reactive basis.

Internal walls were examined for indications of bowing, leaning, cracking and unduo surface failure/ o

HICS Mol Suppiey = L vl 3
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Internal walls are poorly maintained,
Lots of unevennaess was notad,

Soma cracking of tha imternal walls can be noted in a variaty of locations, primarily on the inside
faces of extarnal walls, It is common for cracking to oceur as the materials of the bullding expand
and conlract during normal heating and cooling. Often this cracking is focusaed on the waakest
arens ol the walls which are the openings of, such s windows and doors, Cammaonly Gracking is
found around the lop corners of windows and doors in the area where a supporting lintal is buill
into the structure, This oceurs becausa the axpanslon ratg of the lintel differa from that of the
surrounding masonry.

The control of condensation involves maintaining surface lomperatures within the building above
the dew point (the humidity related tamperature at which water vapour tums into molsture) and the
provision of adequate thermal insulation and proper venlilation, Unfortunataly, the modermn
amphasis on draught proofing raduces ventilation in dwellings thus incraasing tha risk of
condanaation,

The risk and extent of condensation oceurring In a dwelling will depand not only upon its orlantation
and construction, bul on variable [actors such as wealher condilions, lifestyla and how the properly
is insulated, healed and ventilated. Unchecked condensation can cause potanfially toxic mould
which is harmful to health. This oflen begins as black spot mould which invariably signifies a
condansation issua as oppased la rsing or penelraling damp.

Where mould has grown ag a resull of condanzation, It Is necessary 1o lreal and eliminated If
appropriate. The mould needs to be eliminated, otherwise it will quickly reappear regardiess of any
othar measures pul in place to deal with the problam overall,

Fhoto - 77 Phala - T8
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Photo - 83

Phalo - 80

Phota - 84
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Photo - 87 Phota - 88

Phata - 80
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Phota - 85

FPhata - 92

Phato - 96
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Phata - 101 Phato - 102
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Photo - 107

Phato - 108
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Phata - 108 eavily fill Photo - 110

Photo - 111 Photo - 112

Ed Floors

Floora warae examined for sagging, hogging, unevenness, undue springiness and other signs of o
fallure or damage. Fixed floor coverings in most rooms praventad direct examination of the floor

surfaces. Tiled floora were examinad tor any cracked lilas which could Indicale movement of the

alrictura.

The structure should fundamentally comprise of a layer of praperly consolidated hardeore laid
direclly over the ground, a layer of concrata cas! 'in-sifu’ ovar the hardcore (oversite) with a layer of
sand and cemant or similar (scread) over he concreta to give a simoolh deck onlo which a further
finish or covering can be laid. Tha latest relevant regulations require that an impervious layar
{tdamp prool membrane) |5 Incorporaled (o prevent damp rising o the surface and a layer of
sultable insulation, so thal aver mora slringent thermal insulation requirements can ba met,
Howevar, for many yaars, up untll the mid-1960s, thera wag no apeclfic requirement far damp
proofing and traditionally no tharmal insulation would have been Incorparatad at all.

Typlcal structural problems which may arise includa movemant due to setilament of the ground
andfor Inadequate consolidation of the hardeore during construction or expansion and cracking of
the concrete due to an adversa chemical reaction from molsture laden contaminated hardcore
(sulphate altack), Dampness can also rige Lo the surface due o lack of adequate damp-proofing
provisions causing deterioration of the surface and damp panetration into adjoining walls, skirtings
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and plaster with the consequant risk of decay.

Being of solld conslriction specific checks wera made for any lloor dropa. Conslruction malarials
used for the Nloors during this period can setlle and cause distortion of the slab base. Al the lima of
the survey no evidence of any undue movemant was noliced, No gaps ware noled between the
skirling boards and the lloor base.

Floors ware primarlly covered with imber Parquet blocks. Whan [ested with the damp meter they
gave Indication of and levals of molslure, In some places these were |ifling due ta the molsiure
contant, They would require removing , relaying is not possible as they have now swollan.

Photo - 114

Photo - 115 Fhaoto - 116
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Photo - 120
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Photo - 128 Insulation beads exiling from undar skirfing
boards.

E5 Fireplaces, chimney breasts and flues

Tha chimney breasts are of masonry conatruction.
Nao fires wore In oparation at the lime of the survay,

The chimnay breasts were examined for Indications of dampness, lack of support, failed lining and
other dafects, It is nol possible lo invesligate the condition or serviceability of chimnay flues for use
with lixad or open fires during a survey.

The aclive fireplaces were not lested during the survey,

High maislure meter readings were recorded on the chimney breasls. The cause of raised
maisture meter readings in chimney breasts of a properly of this age are, failure of the external
flashing that seals the chimney to the roof covering, and the formation of hygroscople (molsture-
loving) salts within the brickworls of the chimnay due (o the long tlerm combustion of fossil fuals,
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EG Built-in fittings (bullt-in kitchen and other fittings, not Including appliances)

The fittings ara outdated and are In a peor condition, They will all require replacement. o

= =R

Phota - 130 Phata - 131
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E7 Waadwork (for axample, stalrcase jolnery)

The internal woodwork includes such items as doors, framas, skifting, banisters and stalrcases. o
The buillt-in fitihgs Include such ltems as fitted wardrobes and cupboards.
The timber skiring boards are damp and rotten,

The slaircase between (he ground and first lloor doas not meel the requirements of the bullding
ragulations,

The stalrs in this propiry fall balow the current standards and are a safely hazard, |1 is nol
possible lo make the staircase safer without altering the surrounding walls and floors,

The vartical part of each slap to the slaircasas (called a riser) is open. Called an ‘open lread' slair,
thiz is a safely hazard as small children could fall through the gap or become frapped. The
slaircase should be made sale naw,

Photo - 133 Photo - 134
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Fhoto - 143

EB8 Bathroom fittings

The bathroom fittings are outdated and do not function. Thare was evidence of leaks. o
They shotild all ba replaced,

Phata - 144
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Photo - 148

Ed Othar

NA O‘
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Services

Services are generally hidden within the construction of the property. This means that we
can only inspect the visible parts of the available services, and we do not carry out
specialist tests. The visual Inspection cannot assess the services to make sure they work
afficiently and safely, and meet modern standards.
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Services

Limitations on the Inspection
Q@OOm™
Safaty warning: The Elooirical Safely Council recommancds that you should gut a fegisterad eleotrician to chack i propeity and fis

aluctrical filtings uf fuast aviry len yonrs, of on changie of occipancy. Al alecticsl instillilion work undeitaken aftar 1 Jantoty 2002
dhatdled have approptiate cettification, For more advice, confudt the Electrcal Sufoty Council,

F1 Elactricity

The rating of thiea has baen given for the following reason: As we are not qualified to form an 0
oplrilon on the condition of the electrics except thosa parts that can be seen visually on the
surface. We also do not carry out specialist tests.

Howevar the aleclric have bean lampered wilh are of an older cabling system and a rewire must ba
considered,

The consumer units, main fuse and meters all appear to be in a serviceabls condition. No other
issues were Identified with the elecircs Intermnally: sockels, light switches ele,

It 18 not possible lo fully assess the condition and safety of an slectrical Installation an the basls of
a visual Inspection only, Distribulion wiring Is largely concealed and therefore date and quality of
Installation cannot be verified within In the scope of this inspacilon,

The inatallation was inspected visually to the extent sufficlent to form an averall oplnion of the type
of installation, the materials used, its apparent age, its visible condition and the nead for further
investigations. No testing of the installations or appliancas was carred oul other than operation In
normal evaryday use, such as operating light switches.

No avidence of broken, loose or damaged parts of the installation was seen, nor ware any obvious
amalaur alleralions or intervenlions noled. However, whare furnliure and olher llems are prasent
many of the outlats can ba hiddan from view.

As far as could be sean the visible wiring is of a madam PYC typa, and the nature of the consumer
unit suggests that the installatlon has been upgraded lo some extent in recenl years, though It
cannol be known If this included replacement of the wiring within the walls, floors, cellings ete.

NAPIT recommends that domestic electrical Installations are inspected and tested avery 10 years
in line with IET (The Institution of Engineering & Technology) Guidance Note 3 covering Electrical
Installation Condition Reports (EICR). This guldinee also recommands thatl al any change of
oceupancy (such as a house sale, or change of tenant) an Electrical Installation Condition Report
Is cartled out to prove the Installation to be In a satisfactory or unsatisfactary condition, This reporl
should caver all the fixed wiring and equipment within the proparty boundarles, including
outbulldings,

Al tha lima of the survaey no documentation was geen 1o varlly that an inspaction has been carred
out within the last 10 yaars and the installation must therefora be considerad (o be in a potentially
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dangerous and unsallsfactory condition. This s the reason for the three raling In this secilon.

An electical installation ¢an look to be in a safe condition, bul serious defects may be hidden
within the walls or under floors. L is therefore considerad to be essantial that you commission an
Inspection and lesling of the electrical installation prior o purchase of the property, unless you are
provided with varifiable evidence thal such an inspection has recently been carrled oul by o
registerad compatant parson (electrical.)

Thera Is no legal requirement on the selier of a house to provide an up-to-dale Elactrical
Installation Condition Repart, Whilst it is not unreasonable to ask the seller to provide evidence of
the conditlon of the alectrlcal Installation, they are under no obligation to do sa.

F2 Gas/oil

Bafaty warning: All g and ol appliances and equipment shoidd be mgularly inspeoled, testerd, mainteined and sorvleed by a
regislerod ‘compelent person’ in ine with the manufacturers instruciions. This is important to make sure that the equipmeént is working
aoirectly, 1o lmif the Hak of fire and earbon monoxide pofsoning, and (o pravant carbion dioxide and ofher greenhousa goton from
Inaking int the aie. For more advice, contac the Gas Sale Register for gas inslallations. and OF TEC for oll inslailallons,

No gas mater could be found @ |
F3 Water

Na stop tap idantifiad @
F4 Heating

The rating of three has been given for the following reason; As we ara not qualified to form an
oplinion on the condition of the healing excepl those parls thal can ba sean visually on the surlace.
We also do not carry oul spacialisl tasts,

Tha boilar is in a very poor condition and |s unlikely o work. You should ask an appropriately
qualifled Gas Sale or OFTEC registerad engineer Lo inapect this now and you should nol use lhe
appllances until this has been done. Although | cannot ba sure of the extent of this work, complate
replacement of the boiler is likely.

Phota - 144
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F45 Water heating
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Watar Is heatad via the boller. Refer 1o previous section,

F& Drainage

Mo Inspoection chambers could be identified

F7 Common services

NA
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Grounds
(including shared areas for flats)
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Grounds (including shared areas for flats)

Limitations on the Inspection

Ovargrawn
Gl Garage
Nol possible lo access properly @ I

G2 Parmanent outbulldings and other structures

LNA_ O

NA O
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Issues for your legal advisers

We do nol acl as a legal adviser and will nol comment on any legal documents. However,
if, during the inspection, we identify issues thal your legal advisers may need lo invesligate
further, wa may refar lo these In the reporl (for example, lo state you should check
whelher there is a warranty covering replacemeant windows). You should show your legal
advisears this section of the report,
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Issues for your legal advisers

H1 Regulation
NA )

H2 Guarantees

NA

143 Other matters

NA

e
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Risks

This saction summarises defects and Issues that presenl a risk to the bullding or grounds,
or a salely risk to people. These may have been reported and condition-rated against
more than one part of the properly, or may be of a more general nature. They may have
existed far some time and cannot ba reasonably changed.
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Risks

1 Risks to the bullding
NA

12 Risks to tha grounds

NA

13 Risks to people

NA

I4 Other risks or llmrdn
NA
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Energy matters

This section describes energy-related matters for the properly as a whole. It takes into
account a broad range of energy-related features and issues already identified in the
pravious sections of this report, and discusses how they may be affected by the condition
of the prapearly.

This is not a formal energy assessment of the building, but part of the report that will help
you gaet a broader view of this topic. Although this may use information abtained fram an
avallable EPC, it does nol check the certificate’s validity or accuracy.
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Energy matters

J1 Insulation
NA

J2 Heating

NA

J3 Lighting

NA

J4 Ventilation
NA

J5 General

NA
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Surveyor’s declaration
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Surveyor’s declaration

Survayor's RICS numhqr Qualifications
1168790 Charlered Surveyor, Registarad Valuer
Company

Forge Property Consultants Ltd

Address

30 High Street, Eccleshall, Stafford, 5T21 682

Phone number

01691 610 317

Emall Wabsite

admin@forgeproperly.co.uk www.forgeproparty.co.uk
Propurty address

Bryn Erddig, Loungevills, Erddig Road, Wrexham LL13 7DS ]
Cliant's nama Date the report was produced

Richard Nicholas 10th April 2024 |

| confirm that | have inspected the property and prepared this report.

Signature
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Further investigations and getting quotes

We have provided advice helow on whal ta do next, now that you have an overview of any work to be carrlad
out on the praperty, We recommend you make a note of any quotalions you recelve. This will allow you to
chack (ha amounts are I line with our estimatas, If cost estimates hava been providod,

Gatting guotations

The cost of repairs may Influance the amounit you are prepared to pay for the proparty. Belore you make a
lagal commilment to buy the property, you should get reports and quotations for all the repalrs and further
investigations the survayor may have |dentified. You should get at least two quotations from exparienced
ponliaclors who are proporly insured.

Yau should also:

« ask them for referances from peopla they have worked for
« describa In wiiling exactly what you will want them ta do and
+ get lhe contraclors to put their quotalions in writing.

Soma rapairs will naad santraciors who have specialist skills and who are members of regulated
organisations (for example, electricians, gas engineers, plumbers and o0 on). You may also nead to gel
Building Regulations parmission or planning permission from your local autharily for some work,

Further Investigations and what they involve

If wa are concarmed aboul the conditlon of a hidden parl of the bullding, could only ses part of & defect or do
not have the specialist knowledge to assess part of the property lully, we may have recommanded that
further investigatlions should be camied oul lo discover the true extent of the problem.

This will depend an the type of problem, but to do this properly, paits of the home may have to be disturbed,
0 you should discuas this matter with the current owner. In soma cases, the cost of Investigation may be
high.

Whan a further invastigation is recommaended, tha Tollowing will be Includad in your report:

« adescription of the affected alament and why a further investigation 1s requirad
« when a further Investigation should ba carried out and
= @ broad Indieation of who should carry oul the furthar investigation,

Wha you should use for further Investigations

You should ask an appropriately gquallfied person, although it is not poasibla o lall you which ona. Speciallsts
balonging lo diffarant typas of organisations will be abla to do this. For example, qualilied eleciricians can
balang to live different govarnment-approvad schemes, Il you want further advice, please cohlact the
SUrVeyor.
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Description of the RICS Home Survey
— Level 3 service and terms of
engagement
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Description of the RICS Home Survey — Level 3
service and terms of engagement

The service

The RICS Home Survey - Laevel 3 sarvice includes:

= a thorough inspection of the property (see The inspaction' below) and
= a detalled report based on the Inspection (see Tha report’ balow).

The surveyor who provides the RICS Home Survey = Level 3 service aims to give you prolessional advice fo
help youl lo;

+ halp you make a reasonad and informed decislon when purchasing the proparty, or when planning
for repairs, maintenance or upgrading the properly

- provide detalled advice on condition

+ dascribe the identiliable risk of polenlial or hidden delecls

« proposa the most probable causs(s) of the defacts based on the Inspaction and

= whare practicable and agreed, provide an astimate of costs and likaly timescala for identified
repalrs and necessary work.

Any exira services provided thal ara not covered by the tarms and conditions of this service must be coverad
by a saparate contract,

The inspection

The surveyor careflully and thoroughly inspects the inside and outside of the main building and all permanent
autbulldings, recording the construction and defects that are gvident, This Inspecton is Intended 10 cover as
much of tha property as s physically accessible. Where this is nol possible, an explanation is provided in the
'Limitations on the inspeclion’ box in this ralevant section of the report.

The survayor does nol Torce or opan up the fabric of the bullding withoul oceupler/owner consent, or if there
i5 a risk of causing personal injury or damage. This Includes taking up fitted carpata and fitted floor coverings
or fleorboards; moving haavy furniture; removing the contents of cupboards, roof spaces, elc.; remaving
secured panals and/or hatches; or undoing electrical fittings.

It necessary, the surveyor carries oul parts of the inspaclion when standing at ground level fram adjoining
public property where accessible. This moeans the extent of the Inspection will depend on a range of
individual circumstances al the time of Inspection, and the surveyor udgas sach case on an Individual basla,

Thes surveyor uses squlpment such as B damp meter, binoculars and torch, and uses a ladder for flal roofs
and for hatches no more than 3m above level ground (outside) of floor surfaces (inside) if it is safe to do aa,

It It is safe and reasonable to do so, the surveyor will enter the roof space and visually Inapact the roof
structure with attention pald to those parts vulnerable to detordoration and damage. Although thermal
insulation is not moved, small comers should ba lifted so its thickness and typa, and the nature of undarlying
colling can be identified (if the survayor considars it safa to do). The survayar does not move stored goods or
othar contants,

The aurveyor also carrles olil a desk-top study and makes oral enquliies for infarmation about maltars
allecting the properly.
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Services to the property

Servicas are ganerally hidden within tha construction of the property, This maans thal only tha visible parts
of the avallable services can ba inspected, and the surveyor does nol carry oul specialist tasts othar than
thraugh thelr normal aperation in everyday use. The visual inspection cannot assess the efficiancy or salaly
of alacirlcal, gas or olher energy sources, |t also doea nol invasligate the plumbing, heating or dralnage
inﬂmﬂmlnns (or whather they maet currant regulations), or the internal condition of any chimney, boiler or
athear lue.

Outside the property

The surveyor inapects the condition of boundary walls, fences, parmanent authuildings and areas in common
(shared) use, Ta inspact thesa araas, the surveyor walles around the grounds and any nelghbourng public
proparty where access can be oblainad. Where there are restriclions to access (e.g. a craepar plant
prevents closer inspaction), thesa are reported and advics is given on any potantial undarlying risks thal may
requira furihar invastigation.

Bulldings with swimming pools and sports facllifies are also freated as permanent outbulldings and are
tharefore inspectad, but the surveyar does not raport on the leisure facilities, such as tha pool itself and its
equipment intarnally or externally, landscaping and other facililles (for exampla, tannis courts and temporary
outbuildings).

Flats

Whan Inspacting flats, the surveyor assessas the general condition of the outside surfaces of the bullding, ag
well as its access and communal areas (for example, shared hallways and staircases that lead directly o the
subject flat) and roof spaces, but only If they are accessible fram within or owned by the subject llat or
communal areas. The surveyor also inspects (within the |denlifiable boundary of the subject Nlat) drains, lifis,
fires alarme and socurity systems, although the surveyor doas nol cany oul any spacialist lests other than
thair normal operation in everyday use,

Extarnal wall systems are not inspaclad, |7 the survayor has specilic concerns about thesa ilems, furihar
Invasligation will be recommendad prior to legal commitment (o purchase,

Dangarous materials, contamination and environmental issues

The surveyor makes anguires aboul confamination or other environmental dangers. Il the surveyor suspacls
a problem, they recommend a further Investigalion,

The surveyor may assume thal no harmful or dangerous malerials have been used In the construction, and
does not have a duty to justily making this assumption. Howavar, if the inspection shows that such malerials
hava baen used, the surveyor must report this and ask for further instructions.

The surveyor does not carry oul an asbestos Inspection and does not act as an asbestos inspector when
Inspacting properties that may fall within The Control of Asbestos Regulations 2012 (‘CAR 2012'), Howovar,
the ieport should properly emphagize the suspected presence of ashestos containing malerialg il the
Inspection identifies that possibility. With flats, the surveyor assumes thal there is a ‘dutyholder’ (as defined
in tha regulations), and that there Is an asbestos rogister and an effective managemeni plan in place, which
does nel presant a signlficant risk 1o health or nead any iImmediate payivient, The survayor does nol consull
the dulyhalder,
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The report

The surveyor producas a report of the Inspaction resulls far you to use, but cannot accept any llability il it |s
usad by anyone else, If you decide nol to act on the advice in the report, you do this al your own risk. The
reporl is aimad al providing you with a detailed understanding of the condition of tha properly to allow you to
make an informad decision on sarious or urgenl repalrs, and on the maintenance of a wide range of reported
Issues,

Condition ratings

The surveyaor glves condition ratings (o the main parta (tha 'elemenis’) of tha main bullding, garaga and some
outside alements. The condilion ratings are described as follows:

+ R~ Documents wa may sugges! you requast before you sign contracts,

= Condition rating 3- Dafecls thal are serious and/or need (o be repalred, replaced or Investigatled
urgantly, Fallure to do so could risk sarious safely Issues or severe long-tarm damage lo your
property. Written quotations for repairs should be obiained prior to legal commitment {o purchase,

+ Condition rating 2 - Defects that need repalring or replacing but are not considerad ta be aither
serious or urgent. The proparty must ba maintainad In the normal way.

« GCondition rating 1 — No repalr is currently needed, Tha property must be malntained In the normal
way.

= NI = Elaments nol Inspecled,

The surveyor noles in the report if it was not possible ta chack any parts of the proparty that the inspection
would normally cover, If tha survayor is concarnad aboul thesa parts, the raport tells you about any furthar
Invastigalions that are neadad,

Energy

The surveyor has not prepared the Energy Performance Cerlificate (EFC) as parl of the RICS Home Survay
~ Level 3 service for the property. Where tha EPC has nol been made available by othars, the survayor will
obtain the most recent cerlificate from the appropriate central registry whaera practicable, If the survaeyor has
sean the current EPC, they will presaent the energy efficlency raling in (his report. Where possible and
appropriate, the surveyor will include addilional commentary on energy-related malters for the property as a
whale In the ensrgy efficlency section of the repart, bul this is nol a formal energy assessment of the
building. Chacks will be made for any obvious discrepancies batwaan the EPC and tha subject property, and
tha implications will be explainad to you. As part of the Homa Survay — Laval 3 Service, tha survayor will
advise on the appropiiatancss of any onergy Improvemaonts recommanded by the EPC.
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lssues for legal advisers

The surveyor does not act as a lagal adviser and does not commeant on any legal documents. I, during the
Inspaction, the survaeyor Identifiea issues thal your legal advisers may need lo investigute furlher, (he
surveyor may refar lo these in the report (for axample, to state you should check whather there is a warranty
covaring raplacemant windows).

This reporl has been preparad by a suiveyor meraly In their capacily as an amployee or agent of a firm,
company ar other business antity ('the Company’), The rapard Is the product of the Company, nal of (he
individual surveyor, All of the statlemnents and opinions contalnad in thia report are axprassad entirely an
behalf of the Company, which accepts sole responsibllity for them. For thelr part, the Individual surveyor
assumes no parsonal financial responsibility or liabllity in respect of the report, and no reliance or inferance
ta the contrary should be drawn.

In the case of sole practitioners, the survayor may sign the report in thalr own nama, unless the surveyor
operoles as a sole trader limited liability company.

Mothing In this report excludas or limils liability for death or parsonal injury (including dissase and Impalrmant
of mental condilion) resulling from nagligence,

Risks

This seclian summarisas defects and Issuas thal present a risk 1o the bullding or grounds, or a safaly sk to
people, Thesa may have been reporied and condition rated against more than one parl of the properly, or
may he of a more genaral nalure, They may have existed for some tima and cannol ba reasonably changed.
The RICS Home Survey — Level 3 report will identify risks, explain the nature of the problems and axplain
haw the cllent may resolve or raduce the risk.

I the property Is leasshaold, the surveyor gives you general advice and details of queslions you should ask
your legal advisars,

RICHE Hone Suryey « Lival) 2 Fage 1]



T
() riCS

Standard terms of engagement

1 The sarvice — The surveyor provides the standard RICS Home Survay — Laveal 3 sarvice describad in this
sacllon, unléss you agies with the surveyor in writing before tha inspection that the surveyor will provide
axtra sorvices, Any exira service will require separale terms of engagement (o be antered into with the
surveyor. Examples of extra services include:

« schedules of works

supervision of works

ra-inspaction

detalled speciiic Issue reporta

market valuation and re-instatement cost, and
negotiation.

2 The surveyor — The service will be provided by an AssocRICS, MRICS or FRICS mamber of the Royal
Instiftition of Charterad Suiveyors (RICS) wha has tha skills, knowladge and experience lo survey and raport
on the proparty.

3 Before the Inspection - Before the inspection, you should tell us i thara is already an agreed or proposad
price for the property, and if you have any particular concarnsa aboul the properly (such as a crack noted

above lhe bathroom window or any plans for extension).

This period forms an important parl of the relationship betwean you and the surveyor, The surveyar will use
reasohable endeavours lo conlact you lo discuss your parlicular concamna regarding the properly, and
explain (wheare necessary) Ihe extent and/or limitations of the inspeclion and reporl. Tha surveyor also
cartles oul a desktop study to understand the proparty better.

4 Terms of payment - You agres to pay the surveyor's lea and any other charges agreed in writing.

5 Cancelling this contract — You should sesk advice on your obligations under The Consumar Contracts
(Information, Cancallation and Additional Charges) Regulations 2013 ('the Regulations') and/or the
Consumar Rights Act 2015, In accordance with section 2.6 of the current adition of the Homa survay
standard RICS professional statement,

6 Liabllity = The report is provided for your use, and the survayor cannot accept responsibility If It is used, or
relied upon, by anyone else.

Note: These terms form part of the contracl between you and the surveyor,

This report is for use In he UK,

Complaints handling procedure

The surveyor will have a complaints handling procedure and will give you a copy If you ask, The surveyor is
requlred lo provide you with conlact delalls, in wriling, for thair complaints departmant or the parson
rasponsible for dealing with client complaints, Whera the survayor is party to a redress scheme, (hose delalls
shauld also be provided, If any of this Information is nol provided, pleasze notify the surveyor and ask for It to
be supplied,
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Typical house diagram
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Typical house diagram

This diagram llustratas whare you may find some of the bullding elements referred to In the repa.
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RICS disclaimer

o You should kiow...

This report has been prepared by a surveyor merely In thair capacily as an employae of agent of a
firm, company or othar business enlity (‘the Company'). Tha raport is the produet of tha Company, not
of the individual surveyor. All of the statements and opinions contained in this report are expressed
antirely on behalf of the Company, which accepts sole responsibllity for them. For thelr part, the
individual surveyor assumes no personal financlal responsibility or liahility in respect of the report, and
no rellance or Infarsnce o the contrary should ba drawn,

In the case of sole practilionars, the surveyor may sign the report In (heir own nams unless tha
surveyor operales as a sole trader limited llabllity company.

Nathing In this report excludes or limils llability for death or personal injury (including diseass and
impairmant of mantal condition) resulling from negligance.

This dooument is i1ssued in blank form by the Royal Instliution of Chartered Surveyors (RICS) and is
avallable only to partias who hava signad a licence agreement with RICS.

RICS gives no representations or warranties, express or Implied, and no responsibility or liabllity s
accepted for the aceuracy or completeness of the Infarmation inserted into the document, or any othar
written or oral information given lo any Interested parly or its advisars. Any such liability is sxpressly
disclalmed.
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Watar Record

Digtribiuition Main
Trunk Main (losalfprimar)
= Stinloglc Miili

Firwr Sujiply Main

Mop-Domastic Custamar
Servipe Plpe
Damestio Cuatamar

e

Sarvige Pipe
¥ Abandonad Maln

= "= Elovated Main
E— A oot

Dual

Pra- 1037 Prapariies

L T T

[mneeoad 5040 Aren

Frotaotive Stiip

Pumping Faeilily
Boastar Facllity
Polable Wialer Saiages
Wikl Towat

Well / Boreliols

intake

Waler Treatment Worle /
Chambar

Draw-alf Towar

Bowsar Paint

Walter Faallity Conneotion
Pipa Suppart Strietura
Open Pipe

Dlsoharge

~ Ao EQeOCSOLD D

— End Cap

For a detilled glossary of ihe above terminology please visil:

wapi=  Water aolation Valve (Closod)
== Water nolation Valve (Opan)
e mm Inolatlon Valve (Partinlly
~f= Waler Alr Valve
el Presuiie Rediaing Vialve
——  Prasaure Suslaining Valve
—e=f=  plomRelum Valve

[d  Floal Valve

B Hydrant (Singls/Dable)

Washout (Single/Double)

- Hullk Melo

™ Water Hateh Box

0 Pravaure Tapping

& Insortion Fiow Mater Poini

o=
i

Change i Charactaiislic
Markei Pool

Cable dunetlon
Anatle
Boundiry Aoy
Stofs Tap
Croos Piaos
Stralner

Listanlng Post
Reovenus Muter
Housing, Bullding
Housing, Klosk

Heiiislng, Other

Quallly Sample Palnl
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