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3. Knotweed Location Drawing & Photos
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4. Assessment & Conclusion

4.1 Current Position
Untreated and ignored, the Knotweed will continue to grow and spread by underground extension
of the rhizome system. (This creates a slow but steady increase in eventual management costs).

History of effective treatment is evident by lack of live growing tips at ground level, but it is
anticipated that there will be live rhizome below ground under concrete slab.

As all material consisting of, or containing Knotweed is controlled waste, there are legal implications
set out below, these particularly apply to any persons who move, or who allow Knotweed to be
moved off site.

The known presence of Knotweed has a detrimental effect on the value of a site.

4.2 Implications of Existing INNS in relation to Development Proposals
4.2.1 Legal
Section 34 of the Environmental Protection Act 1980 (EPA90) imposes a duty of care on persons
concerned with controlled waste. The duty applies to any person who produces, imports, carries,
keeps, treats or disposes of controlled waste, or as a broker has control of such wastes. Breaching
the duty of care is an offence, with a penalty of an unlimited fine if convicted on indictment.

All material containing any INNS is controlled waste.

All INNS plants are included in Part II of Schedule 9 of the Wildlife & Countryside Act 1981.  Section
14 of the Act states that “If a person plants or otherwise causes to grow in the wild any plant which
is included in Part II of Schedule 9, he shall be guilty of an offence”.

Anyone convicted of an offence under Section 14 of the Wildlife & Countryside Act 1981, may face
a fine of £5,000 and/or 6 months imprisonment, or 2 years and/or an unlimited fine on indictment.

Environmental Agency Code of Practice Version 2 for management of Knotweed requires an
acceptable Management Plan to be set up and implemented with management on site the first
choice and removal to landfill a last resort.
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4.2.2 Practical
Development works will include excavation in close proximity of INNS. Unless all relevant INNS
containing material is identified and removed or otherwise sufficiently managed before
commencement of these works, the following risks arise.

• Controlled waste may be removed from site in breach of the above legal requirements.

• Knotweed containing material may be mixed with “clean” material, increasing volumes.

• Knotweed material may be lost on site in existing or new locations and cause damage to new
structures.

• Sales of completed property may be prevented as many Mortgage Lenders are currently
refusing to provide funds where Knotweed is present, or in proximity to (up to 7 meters) the
boundary of the property, unless an acceptable Management Plan together with an insurance
backed Warranty is provided by a recognized Knotweed Specialist.

Generally, cost of managing Knotweed material is high, particularly disposing off site to landfill.
Spreading and increasing controlled waste has a considerable impact on these costs.

5. INNS Management Plan

5.1 Objectives
• Demonstrate intent to provide and record ample duty of care.

• Meet the requirements of the Property Care Association Knotweed Code of Practice.

• Minimise and define the final total cost of Knotweed management.

• Reduce risks of spread of viable Knotweed material by any means as soon as possible.

• Enable construction program to be maintained without above or any further risks.

• Completely eradicate all on site, and any off-site Knotweed which is a threat to the integrity
of this plan.

• To provide a permanent documented and photographic record to prove the carrying out of
duty of care.

• Provide a satisfactory answer regarding Knotweed issues to any interested third party.

• Cover the site against risk of knotweed return by an insurance backed guarantee.

• Enhance the value of the site.

5.2 Initial Controls
• Identify and set out safe working margin around Knotweed location.

• Apply systemic herbicide to Knotweed to commence weakening of the plant system, and to reduce
viability and risks if accidentally spread, using an appropriate number of visits relevant to terrain
and size of Knotweed stands, to ensure a uniform dose to whole of the plant (subject to seasonal
constraints). Already carried out by others.
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5.3 Pre-construction start enabling works
• Invasive weeds specialist will attend any works required within knotweed side of safe working

margin.

• Identify any knotweed material and manage waste streams as needed where possible if single
rhizomes are encountered, remove entirely by hand and bag, remove bagged material from site
and incinerate.

• Check whole site for any traces of INNS previously unidentified, include in Management Plan.

5.4 Continuing controls during construction
• Provide an on-call service to attend site if required.

• Ensure management controls are set up for, and prior to any perceived works inside risk areas,
(e.g. fence post hole digging on boundary with retained Knotweed).

5.5 Throughout whole Management period
• Monitor whole site and relevant adjacent boundary areas, treat remaining Knotweed with herbicide.

• Provide a remedy for any other INNS issues which may arise.

• Collect documented and photographic records to provide permanent evidence of duty of care and
proof of implementation and completion of Management Plan.

Monitoring: Throughout whole management period as per section 5.5

Year Minimum Visits
1 2
2 2
3 1
4 1

Any additional visits required during or after this time are FOC.

For the purpose of this contract, the definition of eradication and proof of eradication is that both:

A. Four years (growing seasons min 1st treatment by end October for year 1, last visit no sooner
than July of year 4) have elapsed since the initial treatment,

B. AND the last two years of visits have been made with no use of herbicide and no return of
Knotweed.
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6. Standard of Services

As part of our aim to provide High levels of customer care, Elcot Environmental Ltd is ISO 9001,
ISO 14001 and OHSAS 18001 registered, for Quality, Environmental and Health & Safety
Standards in the Control and Management of Japanese Knotweed and other invasive weeds.

We, in 2004 identified a need to set a benchmark standard (which is now accepted as an industry
benchmark) to measure the success of Knotweed controls and to ensure that this is achieved in
every contract package we carry out for our clients.

In outline, this is as follows:

1. To achieve and record a history of controls as set out in our site-specific proposals, to the
procedures and standards in our ISO 9001 and ISO 14001 documents, for a minimum of four- or
five-years dependent on circumstances and control proposals.

2. To achieve and record a history of a minimum of two years with no visible live Knotweed on site
and with no herbicide treatment carried out in that time (treatment by herbicide may suppress or
conceal live Knotweed).

3. At no further cost to our client *
a. To increase the number of visits per year, if required, to maximise controls as soon as possible.
b. To extend the monitoring period beyond the minimum years, if required, to achieve item 2.

*   Excludes costs incurred by breach of controls by third parties.
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7. Key elements to the Control of Japanese knotweed by Elcot
Environmental Limited

The Environmental Agency recommends combination methods and the use of methods developed
by reputable specialists which may go beyond information contained in the Code of Practice.

Elcot Environmental Ltd has developed enhanced combination methods which follow but are
developed beyond the guidelines. We have used these methods successfully for more than
nineteen years.

Key elements are:
• If time and season permit an initial uniform application of herbicide at the legal maximum rate.

This may require two or three visits at 2 – 3 weeks apart on larger stands. This has achieved
an apparent 99-100% kill in one season. This concurs with field trials by Nomix Chipman (the
herbicide suppliers) in conjunction with the Environmental Agency.

• Provision of expert management to conduct a dig which removes only material containing
Knotweed. This regularly produces arisings in the region of 15 – 40% of the Environmental
Agency’s “worst case” guidelines, (3m deep and 7m beyond visible Knotweed), with the
obvious consequential cost savings.

• The dig is operated to slice, rather than scoop material, this ensures that the rhizome mass
in reduced to much smaller sections, this reduced the amount of stored energy in any one
entity and thus reduces the ability to support regrowth.

• Following the process of digging, the bulk of the rhizomes are removed by hand, bagged up
and carted off site for incineration. Although the remaining material must still be treated as
controlled waste, the vigour and risk of re-growth is greatly reduced, enabling the material,
where practical, to be buried on site with only a shallow cap. Due to the fact that the
vegetation has been removed from this material, it can be placed, if otherwise suitable, under
car-parking areas etc, subject to further precautions.

A recognition that is it impossible to be certain that a site is entirely clean of Knotweed in the short
term is essential (however much money may be spent in the attempt).  This issue is addressed by:

• Site-wide monitoring program for several years, with a target of two years with no return, after
all other control measures have taken place. Issues concerning Knotweed beyond site
boundaries, but in close proximity to the site are also addressed in a suitable manner. This
ensures that the entire method demonstrates an ample “duty of care” to deal with all the
Knotweed issues relating to the site.
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8. Method Statement

8.1 Method Statement for Application of Herbicide (Preliminary and Ongoing)
Herbicide application is by knapsack spraying using a telescopic or extended lance to assist reach
high foliage or in difficult terrain. Pressure limitation valve set at one bar and course droplet nozzle
to reduce drift to a minimum.

Application to be over the target foliage and as much as possible to the underside as well.  Foliar
application to obtain maximum application to target and minimum collateral application to non-target
plants or ground.

Operatives to be qualified to recognised national standards applicable to the works, and extensively
‘in house’ trained to achieve EEL specialist methods and standards and to follow all training
guidelines and label recommendations or DEFRA off-label recommendations, where applicable.

Herbicides used are from currently UK approved lists.

In conjunction with herbicides, adjuvants such as rain-fast additives or surfactants may be used at
the manufacturers recommended rates at the operative’s discretion to enhance effect of herbicide
with minimum use.
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8.2 Ongoing Monitoring
The purpose of ongoing monitoring is to achieve and prove to achieve a complete eradication of
Knotweed on site and any Knotweed off, but sufficiently close to site to create an obvious threat to
the integrity of the on-site treatment.

It is not intended to be a substitute for best practice in earlier, different parts of the Knotweed
Management Program, but is recognition that a guarantee to eradicate Knotweed site wide in one
year does not prevent Knotweed from re-growing due to a number of fairly obvious reasons.

In most cases the only herbicide application during this period will be knotweed locations on, or off
site where this method of control was proposed in the Management Plan.

8.3 Measurement of achievement of Eradication
After 26 years of experience of managing Knotweed, comparing the former Welsh Development
Agency viability test results and other test measures with hundreds of long-term 4-10 year’s plus
site wide results, (including sites with construction over unrecognized established Knotweed), we
have established a consistent historic record where a combined method of control is applied site
wide.

• Established Knotweed does not generally remerge in location more than three years after
last record of visible growth.

• Fragments of emerging recently spread Knotweed can be eliminated in one year by herbicide.

Based on this and to provide an optimum margin of safety which is moderated by site specific
history, we have set a benchmark measure to achieve standards required by our ISO 9001 and ISO
14001 quality and environmental standards.

“To monitor a site for the longer of 4 or 5 planned years or, 2 years with no treatment and no visible
live Knotweed is achieved”.
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8.4 Herbicide treatment of Japanese Knotweed in properties adjacent to site
It is our view that any responsible proposals to manage Japanese Knotweed on site must also
include measures to prevent re-infestation from any Japanese Knotweed that is off site but in close
proximity. These measures should take into consideration and as far as practical, provide protection
against all the ways which Japanese Knotweed can re-encroach.

Normally this is best dealt with by herbicide application and monitoring.

Other methods such as root barriers on the boundary do not fully prevent the risk of site re-
infestation for the following reasons:

• Integrity to root barrier may be difficult to obtain or any given depth may not be sufficient.

• Vigorously growing Knotweed will support persistent attempts of below ground rhizomes to
penetrate weaknesses in barrier, in some soil conditions to reach under a barrier at a depth
of 3m plus.

• Changes in surface ground levels later may enable rhizomes to grow over top of root barrier.

• Stems or rhizomes may be thrown over boundary fence.

All these situations mean that whilst vertical barriers provide a resistance and delay to re-
encroachment, it is more of a psychological “comfort” barrier than an actual comprehensive
appraisal and addressing of long-term issues.

Herbicide application will almost immediately slow down growth and metabolism of the plant. Stems
and near surface rhizomes are rendered inert quite quickly. Longer term, monitoring and spot
spraying will kill the entire plant system, fully preventing the long-term risk of re-encroachment.
Costs of including herbicide treatment and monitoring to Japanese Knotweed in adjacent properties,
in the on-site program are minimal, often less than 10% of the cost of a root barrier and as can be
seen from the above, a far more certain control measure.

Our approach to occupiers of adjacent properties is subject to our client’s preference, but is always
discreet and diplomatic.

There is no need to insist on an immediate start to a program of treatment and monitoring.
Treatment can include foliar spray to established Knotweed, where desirable non-target shrubs are
not present, through to discreet cut down and removal of bulk of foliage, with injections into lower
remaining stems.

The herbicides used are extremely target specific and are not harmful to humans or animals, unless
the concentrate is taken in impossibly large quantities. Both are rated by the World Heath Authority
as less harmful to the body than common table salt.
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9. Costs

Prelims         £250.00
Survey management plan and set up.

Initial Controls as per section 5.2      £250.00
Mark out safe working margin around Knotweed areas

Continuing Controls during Construction as per section 5.4
& Monitoring  as per section 5.5      £1,200.00
Provision of 10-year insurance backed guarantee.

Pre-construction enabling works as per section 5.3   £450.00
Attend works and on-call service.

TOTAL PACKAGE COSTS:                 £2,150.00

Costs include management, haulage and off-site incineration of bagged rhizome all documentation.

All prices are nett of VAT which will be added at the current rate.

Prices are good for 3 months from quotation date unless otherwise stated.

Price based on Payment terms as below
Payment of works value will be required within 7 days of completion of section 5.3 works.
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10. Terms of Payment

Fees for Site Survey and Report

Fees for site survey, report and any Herbicide application carried out at time of survey, will be due
for payment 7 days from the site survey date.

Fee for initial controls

Fee will be chargeable for total of these works after first visit and will be due for payment within 7
days (should it not be possible to carry out initial treatment, either in part, or in full, due to time or
seasonal constraints, quoted fee will be payable at time of dig to cover extra precautions needed
then, due to non-application of initial treatment).

Dig & Sift and other enabling works

Dig & Sift and any other enabling works may require:

(1) Part payment before commencement.

(2) Interim payments 14 days from valuation with valuations at 14-day intervals.

And will require payment in full within 14 days of completion of work or stages of work.

Fees for site monitoring visits

Value for total monitoring visits scheduled for any one year, will be applied for after the first visit of
that year and will be due for payment within 7 days of that visit date.

Value for any extra works

Value for any extra works agreed during the year, will be applied for monthly and will be due for
payment within 7 days of valuation.

Daywork rates

Project Manager £105.00 per hour. Knotweed Technician £85.00 per hour

Hired in labour, plant and machinery Cost + 20%

Material Cost + 20%

Failure to make payment within these terms may result in the withdrawal of services included in the
management plan and invalidate any Warranty offered. In these circumstances additional fees will
be chargeable and payable before reinstatement of services and Warranty may take place.
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11. Contractor’s Duty of Care Responsibility
In engaging Elcot Environmental Limited (EEL) to provide a Knotweed Management Plan (KMP),
your company has identified and accepted the need to provide duty of care in managing knotweed
issues to minimise costs and avoid risk of prosecutions leading, in the worst case, to unlimited fines
and or imprisonment.

EEL have provided a KMP which identifies risks and provides management controls to minimise
these risks and enable construction works to proceed on programme.

EEL staff will be present on site at times and will implement and manage certain specific parts of
this plan. They will also enact and record duty of care provisions.

However, EEL cannot and do not accept responsibility to control actions of others on site (other
than persons who are employed by EEL or directly and specifically under the direction of EEL
management at the time).

It is the responsibility of the EEL client to understand, follow, and to ensure that all others present
on site understand and follow control measures to maintain best practice duty of care.

In particular to prevent the spread and loss of identification of knotweed containing material:

1. Areas which have been identified as containing or suspected of containing
Knotweed should not be:

• Used to store materials
• Driven over
• Dug into

2. Areas in which EEL have buried processed material should not be excavated into, closer than
500mm above top of processed material.

To assist the implementation of these controls, EEL have provided information to identify these
areas, as set out in the attached documents. It is the contractor’s responsibility to maintain, and if
necessary, improve fencing or other demarcation lines.

Should the following occur:

• A breach of control such as points 1 & 2 above, but not limited to these
• Alteration to proposals that would imply the likelihood of a breach
• Any person believes knotweed is discovered elsewhere on site

It is essential to inform EEL by phone (01793 700100) or email (contracts@elcotenviro.com),
and where relevant include photos and as much other concise information as is available.  If
this is done, EEL will provide a remedy for any breach of controls to ensure the maintenance
of any contractual warranties.

Failure to inform EEL or to implement remedies may:

• Void EEL contractual warranties
• Increase cost of further remedies
• Incur risk of prosecution for failing to provide duty of care



E3371 – Report & INNS MP – 29.02.24 Page 20 of 22  © Elcot Environmental 2022

12. Model Invasive Weed Guarantee (Assignment)
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