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Client DOMIS CONSTRUCTION

Site Land off Dutton St, Manchester

Survey Date | 06/02/2023

Surveyor Kate Hilton

Contact 0161 723 2000 jk@sltd.co.uk https://www.jksl.com/contact-jksl/
Summary

This report gives the results of the survey outlined above, and the invasive species found within
the survey extents, as outlined on the survey drawing in the “Drawings” section of this document.
A full breakdown of the infestation in each area is provided later in the report.

Japanese knotweed was found in multiple areas within the site boundary. The growth was generally
mature and well-established and the infestation comprised a total surface area of approximately
20m?. There is evidence of previous chemical treatments.

Two small singular stands of Giant hogweed were found within the site boundary and have been
included within this proposal.

The reccomended works will be completed during the enabling works phase of the development.

The presence of Japanese knotweed on a site currently impacts on mortgage lending decisions,
and can reduce the value of a property as well as resulting in legal duties for the owner of the site.
Causing or allowing the plant to spread from your site to another site could potentially result in
criminal prosecution (although this is rare), enforcement action by the authorities or civil action.

Without control, it is likely that the Japanese knotweed will spread further, if there is suitable
growing medium for it to spread into. If grounds maintenance, excavation works or other activities
with the potential to move soils or plant materials are undertaken on site, or if Japanese knotweed
Is present within contamination pathways such as a watercourse, there is also a risk that the plant
could spread to new areas or other sites (cross contamination).

The recommendation below is based on the site conditions and planned development as outlined
in the report, which represents our understanding of the site at the time of writing. Any
inconsistencies or discrepancies with known site plans and conditions should be communicated to
JKSL at the earliest opportunity. Alternative treatment options are also included, where they are
deemed viable. Implementing a Japanese Knotweed Management Plan (JKMP) is an integral part
of the overall remediation strategy. A preliminary example of a management plan is included in this
report, based on our recommendations but this may be revised ahead of commencement.

JKSL offer site monitoring (“warranties”) and guarantees, including insurance-backed guarantees
of ten years or longer, which can ensure that your site is protected in the long term and covered in
the unlikely event of any re-growth, or where knotweed is on neighbouring sites or site boundaries.
For the purposes of our reports and quotes, “warranty” refers to a program of a set duration where
JKSL will return to site and carry out inspections and herbicide treatment where required,;
“‘guarantee” refers to a commitment to return to site for herbicide application where Japanese
knotweed re-growth has been confirmed during the guarantee period.
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Chosen Remediation Option

Remediation methodology Excavation to landfill and follow up chemical treatment
programme
Duration 1 week for works and 5-year programme

Insurance-backed guarantee options will be listed as part of the guote, if these are available. Japanese
Knotweed Solutions Ltd cannot recommend individual insurance products. We provide information from
insurance providers but clients must decide if any product suits their individual needs.

Contact us to secure your preferred start date now: call 0161 723 2000 or email [k@sltd.co.uk
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Introduction

When reading this report in the original PDF format, you can use the links in the header and footer
to navigate the document and contact us (phone numbers active on mobile devices only). Our
Survey team will be happy to provide hard copies of the report or edited documents on request
(e.g. to remove details of pricing or site planning documentation) although this may incur a charge.

Client DOMIS Construction
Site Land off Dutton St, Manchester
Survey Date 06/02/2023 Survey Time 8am

Site Conditions | Good weather conditions, although outside of the growing season for
most invasive plant species
Surveyor Kate Hilton

Qualifications | CSCS, CSJK, Earth and Environmental Science Bsc Hons
Contact 0161 723 2000 [k@sltd.co.uk www.]ksl.com/contact-jksl/

The extents of the survey and the areas of invasive plant species found during the survey are
shown on the survey Drawing and summarised in the Survey Results section, with photographs.

Disclaimer

The information in this report is up-to-date and accurate to the best knowledge of the Surveyor, based on a
reasonable inspection, taking in to account the site conditions at the time of the visit. Japanese Knotweed Solutions
Limited provide no warranty or guarantee that Japanese knotweed (or any other plant) is not present, or was not
present at the time of the survey — only that there were no visible signs detected by our Surveyor.

It is important to note that Japanese knotweed forms extensive underground rhizome networks, that it does not
generally grow from November until around spring time, that it can remain dormant for periods of up to twenty years
and that it can re-grow from very small pieces of viable material. In rare instances, knotweed plants can also grow
from seed in the UK.

While every effort has been made to identify any and all invasive plants on site, it is possible for the presence of
Japanese knotweed to be concealed from even a very experienced surveyor, for new infestations to establish quickly
or for knotweed to be overlooked during a survey, particularly where the site is overgrown with other vegetation or
otherwise obstructed. Where there were any areas of the site that could not be surveyed or properly inspected, this
will be noted in the Survey Results.

Copyright

This report and the information within, including (but not limited to) images and site plans are the intellectual property
of Japanese Knotweed Solutions Limited, and all rights are reserved. The report is licenced to the Client for their
exclusive use and must not be used, copied, reproduced or shared by any third party without the express permission
of Japanese Knotweed Solutions Limited.

Where other documents are used to support this report (client’s site plans, photographs or any other material), this
has been obtained by Japanese Knotweed Solutions Limited either by the client, in the public domain or under licence
(or fair use), and is provided here for reference only. Where possible, this will be attributed to the original source of
the content. Japanese Knotweed Solutions Limited does not warrant the content or accuracy of any third-party
information contained within this report.
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About Japanese Knotweed Solutions Limited

Japanese Knotweed Solutions Ltd (JKSL) is a full member of trade bodies INNSA (Invasive Non
Native Specialists Association) and the PCA (Property Care Association) which are for contractors

and contractors who specifically deal with Japanese knotweed.

As we are a member of an appropriate trade body, we can normally offer insurance-backed
guarantees on projects.

In addition to this, having works completed by a member of one of these organisations is often a

precondition of finance in the UK, particularly mortgage lending.

JKSL’s robust safety, environmental and quality management systems are approved and
registered with UK accrediting bodies. If you want to know more about JKSL, visit our website and

learn why you should choose us and view our other accreditations.

JKSL use in-house teams, with our three most senior site staff having each worked for the company
since its founding in January 2002; we also have numerous other members of site and office-based
staff with ten years’ experience with the company. This ensures that your works will be carried out
by some of the most experienced invasive species specialists in the UK. Our teams work year-
round on Japanese knotweed and other invasive weed removal projects, so all works will be

completed by a knowledgeable specialist — not a general gardener or agency worker.

JKSL use in-house teams, with our three most senior site staff having each worked for the company
since its founding in January 2002; we also have numerous other members of site and office-based
staff with over ten years’ experience with the company. This ensures that works will be carried out
by some of the most experienced invasive species specialists in the UK. Our teams work year-
round on Japanese knotweed (and other invasive weed removal projects), so all works will be

completed by a knowledgeable specialist.

JKSL has been at the forefront of invasive plant treatment for twenty years, and we continue to
offer the most up-to-date and reliable methods available for remediating these problems — but what
we recommend to our clients are the most reliable methods we are aware of, and the most suitable

method for the development plans for the site / property in question.
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About Japanese Knotweed

Japanese knotweed, a rhizomatous perennial was introduced from Asia to Europe in the mid-
nineteenth century as an ornamental and fodder plant. It is an impressive species which grows to
a height of 2-3 metres, with bamboo like stems, arching branches and clusters of creamy white
flowers appearing late in the season. The orange to brown coloured, woody, dead stems persist
erect throughout the winter and new shoots, produced from the extensive rhizome system, grow
up amongst these the following spring to form dense thickets. The dead stems and leaf litter
decompose very slowly and form a deep organic layer, which prevents native seeds from
germinating. Once present at a site, Japanese knotweed increases in area very rapidly and soon
forms monoculture stands (a stand of Japanese knotweed is a term normally used to describe a
collection of stems/canes arising in a group and which have a continuous foliar canopy when
mature). Unless otherwise managed, Japanese knotweed will usually suppress native flora,

establishing itself as a dominant feature.

Reproduction is primarily by vegetative regeneration of rhizomes (underground stem system — a
regenerative part of the plant) and fresh / viable (above ground) stems; it does not normally spread
via seeds in the UK. Generally, in most situations the associated rhizome network (i.e. rhizosphere)
from the parent plant will typically spread laterally up to circa 3m and vertically down up to a depth
of Im to 2m (based on latest research and consensus), however extents of the associated

rhizosphere can also be more than this in some situations.

Japanese knotweed thrives on disturbance and has been spread by both natural means and by
human activity. In riparian areas, high water flows disperse fragments of the plant downstream
where new colonies form. In the past, fly tipping and transportation of soil containing rhizome

fragments have been a major cause of spread, particularly in the urban environment.

Japanese knotweed is known to have significant impacts on development and infrastructure. While
damage to structures, particularly existing buildings, is uncommon (particularly where substantial
foundations are present), it is known to occur and is much more likely when the structures are built
on top of areas where Japanese knotweed is already present or where soils containing Japanese
knotweed are imported during the development process. Damage to hard surfaces, landscaping
and retaining walls (where foundations are less significant) is common and growth within buildings
and infrastructure damage have all been recorded on sites / properties which JKSL have

investigated

CONTACT US (LINKS): (CLICK TO OPEN YOUR DEFAULT EMAIL APP)

TEL:. 0161723 2000 "WEB: https://www.jksl.com/contact-jksl/ EMAIL: jk@sltd.co.uk



https://www.jksl.com/contact-jksl/
mailto:jk@sltd.co.uk

NAVIGATION LINKS:

CONTENTS SUMMARYSITEINFO . PHOTOS DRAWINGS  QUOTE

Site Information

The site consists of a large car park which is currently in use, off Dutton St Manchester. The lower
levels are accessed off Trinity Way and Francis St.

The site has three levels, the top car park, an unused level with pedestrian access off Trinity Way,
and the lower car park, which is currently in use.

Background
N/A

Site Development and Other Plans

Due to the proposed development directly affecting the Japanese knotweed, construction
activities/ground works are likely to disturb the area and exacerbate the infestation problem further.

A mechanical remediation is therefore recommended to be implemented.

The development layout for the site is included below.

It is important that JKSL are provided with up-to-date information about site plans, including accurate site drawings
and details of any additional planned works, particularly in any contaminated area. Japanese knotweed is easily
spread and even tiny fragments can cause new infestations if they are moved out of a contaminated area. It is
important to implement a Clean Site Policy and Japanese Knotweed Management Plan as soon as practically
possible.

Any activity on site which has the potential to cause cross-contamination can significantly increase the remediation
costs for Japanese knotweed, and any warranty or guarantee offered may be invalidated if works are undertaken
which cause cross-contamination on site.
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Survey Results

The table below summaries the individual of areas of invasive plant species which were identified
during the survey, locations and extents of the individual areas as shown on site plan JK23-8626-
01 which is included in this report.

Area and size of infestation

Japanese Proximity to built Scales -
knotweed Location structures or Very small: 1m2 or less Description of
Area (includes hard-landscaped Small: 1m? to 4m? growth (includes
reference proximity to areas (m) Medium: 4m? to 25m? Height of maturity and
number boundary) Large: 25m? to 100m? growth condition)

Extensive: greater than 100m?

Surface growth is

mature and
appeared relatively
Situated within healthy. Appears to
vegetation along Surface growth amounted to circa 3 sgm. be an isolated area
the Western site of Japanese
JK1 boundary. Size of infestation is considered small. 2.4m knotweed.
Situatied at the top
of retaining wall in
the Southern Surface growth is
section of site Surface growth amounted to circa 14sgqm. mature and
accessed off appeared relatively
JK2-3 Trinity Way. Size of infestation is considered medium. 2.4m healthy.

Additional Findings

Giant hogweed was noted in two areas on site, highlighted on the site location plan.

The visible extent of a Japanese knotweed infestation may not accurately indicate the full extent
of the area affected; concealed growth below ground level could be more extensive.

Because Japanese knotweed has been found on site, it is important to implement a full control
regime, including a Japanese Knotweed Management Plan (JKMP). Japanese knotweed is very
difficult to eradicate, once established, and is very easy to spread. All Japanese knotweed works,
and works in Japanese knotweed-contaminated areas, should be undertaken by experienced,
competent professionals, in line with best-practice guidance.

We have outlined a Recommended Remediation Option in full, based on our professional
evaluation of what will provide the most effective option at the lowest cost, taking in to account the
site conditions and site plans outlined above. We have also included a draft JKMP based on the
above remediation option; a full JKMP will be provided where works are agreed to proceed.
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Photos

Photos have been arranged into the tables below — with each table corresponding to the numbered
Area (Area JK1, Area JK2, Area JK3 etc.) as identified on the survey drawing.

Area JK1

Area JK2-3
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Area GH2

|

Contamination Pathways

We look for ways that the Japanese knotweed problem could spread (we call these “contamination
pathways”) — these could be ways for new areas of your site to become infested, or ways that the
plant could spread from your land onto other people’s land. For example, Japanese knotweed has
a root system (called a “rhizome”) which can quickly spread to new areas.

Pathway Notes
Path / road / other

Root spread (inward)

Root spread (outward)
Level change

Evidence of animal activity
Evidence of human activity
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Invasive Species Risk Assessment

Based on the Survey Results, this section of the report outlines the risk factors and level of risk of
cross-contamination via the contamination pathways identified. The risk assessment was used in
the process of devising the Recommended Remediation Option.

The first table outlines potential negative consequences associated with the Japanese knotweed,
and how it could spread in and out of the site. A “Risk Level” of “Low / Mid / High” has been included
to quantify each risk factor’s likelihood of cause damage or cross-contamination on site. A “Low”
risk might not cause problems in the short term even if the plant is not treated, a “Mid” risk is likely
to cause problems without treatment and a “High” risk is very likely to cause problems. The
“Distance” specifies how far the risk factor is from the nearest surface growth. Because of the
plant’s extensive root system, anything within 7m could potentially be at risk. Anything that is less
than an unobstructed 4m away from mature plants is likely to be inside the root network.

We strongly urge that the recommended treatment is started as soon as possible, as this will
minimise the spread of the plant. Implementing a Japanese Knotweed Management Plan
immediately (and communicating it to all contractors on site) will reduce the chance of cross
contamination during other works on site.

Risk Factor | Distance | Risk Level | Description

Dwelling / 10m Low

business

premises

Hard surface | 2m Low

Path /road/ |2m Low Areas where vehicles and people pass by are a risk because

other pieces of plant material can easily be moved along the route.

Level change | 2m Mid It is possible for pieces of plant material or soils to fall
downhill and to make new growth where they land.

Animal Just like humans, animals can also move pieces of root or

activity plant material around — and this can cause new growth.

Fly tipping Areas of fly-tipping have been noted on the survey. Japanese
knotweed is commonly fly-tipped because of the high costs of
disposal. This means that there is a higher risk of Japanese
knotweed spreading to your site.

Other human Grounds maintenance or other works where people move in

activity and out of the contaminated areas can cause the plant to
spread.

JK near The infestations on your site are at risk of spreading to

boundary (on- neighbouring sites — this could potentially result in legal

site) action, if you don’t have “reasonable measures” in place to
stop the plant from spreading off your land. Having a
Knotweed Management Plan in place is an important part of
preventing the plant from spreading.
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Impacts on Development Plans

Due to the proposed development directly affecting the Japanese knotweed, construction
activities/ground works are likely to disturb the area and exacerbate the infestation problem further.

A mechanical remediation is therefore recommended to be implemented. The below works will be
completed during the enabling works phase of the development.

Where herbicide treatment is used, this will be implemented over a period of years (as outlined in
the recommendation). Soils containing Japanese knotweed rhizomes will be classified as
controlled waste even after herbicide treatment has been completed. It is important that if your
plans for the site change, that you should inform us, so we can amend the recommended treatment
plan.

JKSL should be informed at the earliest opportunity of any planned works carried out in or near the
contaminated areas, due to the potential for cross-contamination; we can supply staff on a watching
brief to ensure that legislation is not contravened and best practice is implemented, in order to
reduce the risk of cross contamination on site, which could potentially cause significant increases
in remediation costs.
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Treatment Options

Based on the site layout and plans for the site, as outlined above, and taking in to account the
survey results, contamination pathways and invasive species risk assessment, JKSL’s
recommended remediation option is outlined below. This is designed to get the best results for the
lowest possible cost.

Other options may be feasible, and where alternatives are available, we have listed them below
the recommended remediation option. JKSL’s Surveyor will be happy to outline the reasons for the
recommendation and why the alternatives were not chosen. JKSL will implement an alternative
remediation option from those outlined below if this is requested by our client.

A Japanese Knotweed Management Plan (JKMP) based on the recommended remediation option
has been included in this report which outlines, where appropriate, the actions required, timescales
and who should action each element of the plan. A new JKMP will be produced prior to
commencement of works if the client selects an alternative remediation option.

Making sure that everyone with a role on site is familiar with the JKMP and ensuring it is actioned
from day one will help to minimise the risk of cross-contamination, and increase responsiveness
to any undesirable situations, including new or previously undiscovered infestations on site.

While this is no guarantee against Japanese knotweed recurring on site, while no treatment can
be certified as 100% effective and while your site will always be vulnerable to uncontrollable
threats, JKSL can offer further protection in the form of warranties (based on repeated site
inspections) and guarantees (including insurance-backed quarantees or “IBGs”). The
recommended remediation option will outline the level of protection that we think is most
appropriate to the works we have laid out. Again, our Surveyor would be more than happy to
discuss what other options are available, including IBGs with different policy terms and longer
guarantee periods, which are available in some circumstances.
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Chosen Remediation Option

The below works will be completed during the enabling works phase of the development.

Due to the proposed development directly affecting the Japanese knotweed, construction
activities/ground works are likely to disturb the area and exacerbate the infestation problem further.
A mechanical remediation is therefore recommended to be implemented. At this stage, the most
economical viable option is to excavate and dispose the material containing Japanese knotweed
at a licenced landfill facility. This would include JK1-JK3 and GH1 and GH2.

These works will include:

o Provision of Safe System of Works/method statement document, risk assessments,
COSSH assessments

e Implementation of a clean site policy (i.e. biosecurity control measures) to minimise cross-
contamination, thus ensuring the Wildlife and Countryside Act 1981 is not compromised

e Excavation of materials containing Japanese knotweed, approximate extents as shown on
drawing JK23-8626-01

e Loading of tipper wagons

Haulage and disposal of materials containing Japanese knotweed at a licenced landfill

facility *subject to soil analysis and tip approval

Provision and installation of a vertical root barrier where required

Grading off excavation areas to make safe (*client to backfill)

Decontamination of machines

*client to provide welfare, secure site etc.

*excavation area covered by JKSL’s 15yr in-house guarantee

For the areas offsite (along the embankment adj trinity Way), to reduce the viability and control the
spread of the areas of Japanese knotweed, the best option is to implement a 5 year chemical
monitoring and treatment programme.

Potential re-growth identified within the area(s) of infestation during future monitoring visits will be
chemically treated in-situ with a Glyphosate based herbicide. Glyphosate is a non-residual, broad
spectrum herbicide which can be applied via traditional Knapsack sprayer and, where possible,
direct chemical injection. It should be noted that chemical drift may occur whilst the Japanese
Knotweed is being treated and may result in scorching and localised damage to surrounding
vegetation. Surface growth eradication is typically achieved within 5 years. We strongly
recommend a 5-year warranty programme is invested in, to monitor and re-apply herbicide to any
areas of re-growth to ensure surface growth eradication is achieved.

It is expected that this type of herbicide will achieve eradication of surface growth in 5 years. An
initial herbicide application will therefore be followed by a 5 year warranty product to monitor and
re-apply herbicide to any areas of re-growth. After the 5-year period the managed area will be re-
assessed to determine if any further monitoring/treatment is required.

The next viable opportunity to undertake an initial herbicide application is likely to be May 2023,
based on the maturity and amount of surface growth.

Visits schedule:
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Year 1-2023
Visit 1 (May/June)
Visit 2 (Sept/October)

Year 2 — 2024
Visit 3 (May/lJune)
Visit 4 (Sept/October)

Year 3 —2025
Visit 5 (May/lJune)
Visit 6 (Sept/October)

Year 4 —2026
Visit 7 (Sept/October)

Year 5—-2027
Visit 8 (Sept/October)

All of the above proposed works are undertaken in-house by our fully qualified and experienced
staff.

Just to confirm that JKSL are an accredited member of the two leading trade bodies (PCA and
INNSA) for companies who specifically deal with Japanese knotweed. Being a member of an
appropriate trade body is something that lenders do seem to specify, as outlined within RICS
guidance. This is likely to facilitate the sale of your property should you ever decide to sell in the
future.

As JKSL are members of both recognised trade bodies (INNSA and PCA) we are able to offer any
purchasers (if its relevant on the scheme) a 10-year Insurance Backed Guarantee on each plot in
order to assist their mortgage providers requirements and thus the sales (again only if its relevant).

Though it is unlikely that Japanese knotweed will return following the successful delivery of a professional treatment
plan, the biology and nature of the plant, and site variations, means that, in some circumstances, regrowth can occur
both during and after any guarantee period.

Alternative Remediation Option

An option has also been provided for JKSL to undertake a watching brief during the excavation
and removal works.
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Reference Documents

This document is deliberately concise but if you need more information, your Surveyor will be happy
to help. JKSL also provide online documents to assist our clients. Below is a selection of links to
information on the work we do, our products and services, and what we use to do the job.

More about us — Japanese Knotweed Solutions Limited
e Website — https://www.jksl.com
e Contact us
e Why choose us?
e Accreditations

Information about treatment methods
e The INNSA Standards are minimum requirements for the main Japanese knotweed
treatment methods. INNSA is the UK trade body dedicated to invasive species remediation.

Codes of Practice

e The INNSA Code of Practice — Managing Japanese Knotweed (pdf) gives full guidance for
landowners, developers, contractors and others with an interest in Japanese knotweed.

e The Property Care Association have their own Code of Practice (pdf) for Japanese Knotweed

e RICS (formerly the Royal Institute of Chartered Surveyors) released guidance in 2012 —
Japanese Knotweed and Residential Property (pdf). This guidance is no longer current.

e The Environment Agency gives guidance called RPS 178 which explains what you need to
do to get rid of Japanese knotweed material from your site.

e The original Environment Agency’s Code of Practice — Managing Japanese Knotweed on
Development Sites was used for almost fifteen years, but was withdrawn in 2016.

Insurance-backed guarantees
e 10 Year INNSA Insurance Backed Guarantee
e GPI — Knotweed New
e GPI — Knotweed Express

Herbicide information
e Safety Data Sheet - Roundup Pro Vantage 480
e Safety Data Sheet - ICADE
e Safety Data Sheet - Katana
e Safety Data Sheet - Mixture B NF
e Use of Roundup near pets
e Use of Roundup near livestock
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https://www.innsa.org/images/INNSA%20Code%20of%20Practice.pdf
https://www.property-care.org/wp-content/uploads/2018/05/PCA-COP-Control-of-Knotweed-24pp_04.05.18-WEB.pdf
https://www.rics.org/globalassets/rics-website/media/upholding-professional-standards/sector-standards/real-estate/japanese-knotweed-and-residential-property-1st-edition.pdf
https://www.gov.uk/government/publications/treatment-and-disposal-of-invasive-non-native-plants-rps-178/treatment-and-disposal-of-invasive-non-native-plants-rps-178
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/536762/LIT_2695.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/536762/LIT_2695.pdf
https://www.jksl.com/wp-content/uploads/2019/08/INNSA-IBG-INFO-GUIDE-10-Year-IBG.pdf
https://www.jksl.com/wp-content/uploads/2019/08/Knotweed_New_Consumer_Leaflet.pdf
https://www.jksl.com/wp-content/uploads/2019/08/Knotweed_Express_Consumer_Leaflet.pdf
https://www.jksl.com/wp-content/uploads/2019/08/Roundup-Pro-Vantage-MSDS.pdf
https://www.jksl.com/wp-content/uploads/2019/08/Icade-MSDS.pdf
https://www.jksl.com/wp-content/uploads/2019/08/Katana-MSDS.pdf
https://www.jksl.com/wp-content/uploads/2019/08/Mixture-B-NF-MSDS.pdf
https://www.jksl.com/wp-content/uploads/2019/08/Roundup-ProVantage-people-and-animals-safety-statement.pdf
https://www.jksl.com/wp-content/uploads/2019/08/ROUNDUP-PROVANTAGE-PADDOCK.pdf

DISCLAIMER :

SURVEY BASED ON VISUAL INSPECTION OF SURFACE GROWTH. JKSL HOLD NO
LIABILITY FOR AREAS NOT IDENTIFIED IN INITIAL INVESTIGATION WORKS.
CONTINUED MONITORING OF SITE IS RECOMMENDED
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