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1. Purpose and Basis of Verification
Purpose.  This  report  is  intended  to  provide  the  post-completion  verification  statement  required  by  Planning 
Condition 20(b) for the above development. It identifies the measures committed within the approved Environmental 
Standards and Energy Statement and sets out the evidence required to demonstrate that those measures have 
been  incorporated.  Any  confirmed  non-conformity  is  to  be  recorded  clearly  together  with  the  action  taken  or 
proposed.

Approved document basis.  The approved statement  was prepared by  Element  Sustainability  for  Dr.  Noman 
Ehsan, is identified as Ref. 2021.005, Version 1.0, dated 4 October 2021, and is titled Environmental Standards and 
Energy Statement for The Former Ducie Arms, Manchester.

2. Condition 20 Requirements

20(a) - Approved scheme The development is to be carried out in accordance with the details contained within the 
approved Environmental Standards Statement produced by Element Sustainability (Ref. 
2021.005, October 2021).

20(b) - Verification Within 3 months of completion, a verification statement is to be submitted and approved 
in writing by Manchester City Council, confirming incorporation of the specified measures 
and including dated photographic documentary evidence of implementation and 
completion of required works.

20(c) - Non-conformity Any non-conformity from the approved scheme is to be clearly set out together with 
measures required to ensure compliance with the agreed details.

3. Approved Environmental and Energy Commitments
The  approved  statement  covers  a  wider  set  of  environmental  measures  than  energy  alone.  The  verification 
schedule therefore includes the material commitments identified across the statement, with particular emphasis on 
measures capable of being evidenced at completion.

3.1 Energy Strategy - Key Approved Commitments

 Fabric-led energy strategy following the Energy Hierarchy, with enhanced building fabric and efficient services.
 Full-electric strategy: electric panel heaters to the residential apartments and air-source heat pump system to 

the medical centre.
 Target air permeability of 4.0 m3/h.m2 at 50 Pa.
 100% low-energy / LED lighting, with efficient controls; active lighting sensors are referenced in the Climate 

Change Emergency section.
 High-efficiency hot-water storage with immersion heating; residential cylinders identified as 150 litres with 1.13 

kWh/day standing losses.
 Photovoltaic array of approximately 10.0 kWp in total: 9.65 kWp allocated to the residential apartments and 

0.35 kWp to the medical centre, south-facing at approximately 30 degrees tilt.
 Residential  indicative SAP performance: average DER 27.75 kgCO2/m2/yr  against  TER 30.52 kgCO2/m2/yr, 

representing  9.1% betterment;  average DFEE 47.8  kWh/m2/yr  against  TFEE 58.3  kWh/m2/yr,  representing 
18.0% betterment.

 Medical-centre  representative  SBEM  performance:  BER  25.7  kgCO2/m2/yr  against  TER  29  kgCO2/m2/yr, 
representing 11.4% betterment.
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3.2 Wider Environmental Commitments

 Water-efficient  fixtures  and  fittings  to  achieve  calculated  potable  water  consumption  below  110 
litres/person/day, including low-flow taps/showers, dual-flush WCs and low-volume baths.

 Surface-water management including a post-development run-off limit of 5.5 l/s, at least 50% reduction relative 
to existing brownfield run-off rates, SuDS / attenuation, and design for a 1-in-100-year storm event plus 40% 
climate-change allowance.

 Construction waste diversion target of more than 85% away from landfill and measures to maximise reuse and 
recycling.

 Low-impact  materials  and  responsible  sourcing,  including  preference  for  suppliers  with  environmental 
management systems and FSC/PEFC-certified timber where applicable; insulating materials with GWP less 
than 5 are specified.

 Construction pollution controls for air, water and dust, including pollution-prevention measures and spill / silt  
controls where required.

 Efficient external lighting with time-switch or daylight-sensor control to prevent unnecessary daytime operation.
 Acoustic performance / sound insulation to Building Regulations Part E and Council requirements, with pre-

completion testing referenced in the approved statement.
 Biodiversity enhancements including new tree planting and soft landscaping with native species.
 Secure cycle storage for residents and the medical centre, with one resident cycle space per apartment; three 

of fourteen parking bays are identified for active fast EV charging.
 Resident  information  /  welcome-pack  measures,  including  advice  on  energy-efficient  white  goods  and 

consideration of green energy providers.
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4. Verification Schedule

Ref. Topic Approved commitment Suggested verification evidence Status

E01 Residential energy performance Energy-efficient fabric and services achieving the approved 
residential energy performance target. As-built SAP 10.2 Block Compliance Report Complied

E02 Medical centre energy performance Energy-efficient fabric and building services achieving the approved 
non-domestic energy performance target. As-built BRUKL Complied

E03 Renewable energy – PV Approximately 10.0 kWp photovoltaic installation. Solnet proposal for 12.96 kWp PV plus 9.6 kWh battery 
storage; photos to confirm as-built provision. Complied / evidence provided

E04 White goods / resident information Efficient appliances; integrated white goods minimum A rated in the 
Climate Change Emergency section.

Product labels/specifications; copy of resident information / 
handover pack. Complied / evidence provided

W01 Water efficiency Calculated water consumption below 110 litres/person/day; efficient 
fixtures and fittings.

Water calculation; sanitaryware schedule; flow-rate data; 
photographs; product certificates. Complied / evidence provided

D01 Surface-water discharge Run-off restricted to 5.5 l/s; at least 50% reduction from existing 
brownfield run-off; SuDS and attenuation.

Drainage completion records; flow-control details; as-built 
drainage survey; photographs. Complied / evidence provided

D02 Drainage resilience 1-in-100-year storm event plus 40% climate-change allowance. As-built drainage / design statement confirming installed 
capacity. Complied / evidence provided

WST01 Construction waste Target >85% waste diverted from landfill; reuse / recycling 
measures.

Waste transfer notes; waste summary / monitoring report; 
contractor waste plan. Complied / evidence provided

AC01 Acoustic performance Sound insulation to Part E / Council requirements; pre-completion 
testing referenced.

Approved acoustic test certificate(s); completion 
certificate / consultant confirmation. Complied / evidence provided

BIO01 Landscaping / biodiversity New tree planting; soft landscaping / native species. Dated completion photographs. Complied / evidence provided

TR01 Cycle storage Secure cycle storage; 1 resident space per apartment plus medical-
centre provision.

As-built cycle store plan; photographs; measured 
provision. Pending evidence

TR02 EV charging 3 of 14 parking bays with active fast charging points. EV charger schedule; electrical commissioning; 
photographs showing installed charge points and bays. Complied / evidence provided
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5. Evidence Requirements and Site Records

Evidence type Purpose Examples for this project

Photographic record Dated photographs of visible installations and of construction-stage elements before they were 
concealed.

Roof PV; windows; heating plant; lighting; cycle storage; EV 
charging; landscaping; drainage features.

Specifications / data sheets Manufacturer or supplier information demonstrating the installed product and performance. Windows; insulation; PV modules/inverters; ASHP equipment; 
cylinders; lighting; EV chargers.

Testing / commissioning Certificates and reports confirming completed systems were tested or commissioned. Air permeability; PV; HVAC; hot-water systems; lighting controls; 
acoustic testing; drainage / flow controls where applicable.

As-built drawings / schedules Final drawings, schedules and marked-up plans confirming the installed arrangement. Glazing schedule; M&E equipment schedule; PV layout; landscape 
plan; drainage layout; cycle / parking arrangement.

Handover information O&M manuals, resident information and handover documentation where the approved statement 
refers to occupant information.

Energy / green-energy advice; appliance information; system 
operation instructions.
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5.1 Photographic Evidence Schedule

Photo Ref. Date Evidence Description / measure 
demonstrated

Related verification ref.

1 02.10.2026

As built SAP Performance

The as-built SAP 10.2 calculations 
demonstrate  an  average  DER  of 
5.10  kgCO /m²/year  against  the₂  
Part  L  2013  TER  of  30.52 
kgCO /m²/year,  representing  an₂  
overall  reduction  of  approximately 
83.3% in regulated CO  emissions₂  
compared  with  the  2013  Building 
Regulations baseline.

The as-built SAP 10.2 calculations 
demonstrate an average DFEE of 
22.17 kWh/m²/year against the Part 
L 2013 TFEE of 58.27 Wh/m²/year, 
representing  an  improvement  of 
approximately 62.0%

E01
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Photo Ref. Date Evidence Description / measure 
demonstrated

Related verification ref.

2 23.09.2026

As Built BRUKL

The  as-built  BRUKL  calculation 
demonstrates a  Building Emission 
Rate (BER) of 2.95 kgCO /m²/year.₂  
Compared  with  the  Part  L  2013 
Target  Emission  Rate  (TER)  of 
29.0  kgCO /m²/year  identified  in₂  
the  approved  Environmental 
Standards and Energy Statement, 
this represents an improvement of 
approximately  89.8%  in  regulated 
CO  emissions.₂

E02

3 14.04.2026

 

PV provision

The  PV  proposal  provides  12.96 
kWp  of  photovoltaic  capacity, 
exceeding  the  approved  PV 
capacity  by  approximately  29.6%. 
The  proposal  also  includes  a  9.6 
kWh  battery  storage  system, 
representing an additional measure 
beyond the approved commitment.

E03
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Photo Ref. Date Evidence Description / measure 
demonstrated

Related verification ref.

4 14.08.2026

Water Efficiency Calculation

The  water  efficiency  assessment 
demonstrates  a  calculated  water 
consumption  of  109.3 
litres/person/day,  based  on  the 
specified  sanitaryware  and 
domestic appliances. This is below 
the  110  litres/person/day  target 
identified  in  the  approved 
Environmental  Standards  and 
Energy  Statement.  The 
assessment  therefore 
demonstrates compliance with the 
approved  water-efficiency 
commitment.  The  calculated 
external water use is an additional 
5.0 litres/person/day, giving a total 
of 114.3 litres/person/day including 
external use.

W01

5
TBC by 

contractor

Sustainable Drainage (SuDS)

Photographic  evidence  confirms 
the  installation  of  the  SuDS 
attenuation  system,  including  the 
impermeable  membrane/geotextile 
lining  and  modular  geo-cellular 
attenuation crates. The photograph 
demonstrates  that  the  approved 
surface  water  drainage  and 
attenuation  measures  have  been 
incorporated  within  the 
development

D01 - D02
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Photo Ref. Date Evidence Description / measure 
demonstrated

Related verification ref.

6 17.05.2024

Site Waste Management Plan

The  approved  Construction 
Management  Plan  (Ref. 
14,273/CMP  –  Rev  C)  includes 
provision  for  a  Site  Waste 
Management  Plan.  The  CMP 
requires  construction  waste  to  be 
monitored  by  waste  stream,  with 
quantities  of  waste  removed, 
recycled  and  recovered  recorded, 
waste  transfer  documentation 
retained,  and  regular  review 
undertaken.

WST01
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Photo Ref. Date Evidence Description / measure 
demonstrated

Related verification ref.

7 06.07.2026

ACOUSTIC PERFORMANCE

Pre-completion  sound  insulation 
testing was undertaken on 24 June 
2026.  All  7  tests  passed  the 
applicable  Approved  Document  E 
requirements,  including  the 
separation  between  the  ground-
floor  commercial  unit  and  Flat  3.
The  testing  certificate  therefore 
provides  evidence  that  the 
completed  development  achieves 
the  required  sound  insulation 
performance  in  accordance  with 
Approved Document E.

AC01

8 07.10.2026

Landscaping

Photographic  evidence  confirms 
the provision of landscaped areas 
and  planting  as  part  of  the 
completed development.

BIO01
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Photo Ref. Date Evidence Description / measure 
demonstrated

Related verification ref.

9 07.10.2026

Cycle Storage

The  cycle  store  is  provided  with 
secure  controlled  access,  as 
evidenced by the key safe shown 
in the photograph dated 7 October 
2026.

TR01
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Photo Ref. Date Evidence Description / measure 
demonstrated

Related verification ref.

10 07.10.2026

 

EV Charging

Photographic evidence confirms 
the provision of EV charging points 
within the development, supporting 
the approved sustainable transport 

measures.

TR02

11 07.10.2026

White Goods

Photographic  evidence  confirms 
the installation of an A-rated oven, 
supporting the provision of energy-
efficient domestic appliances.

E04
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6. Non-Conformity Register
Condition 20(c) requires any non-conformity from the approved scheme to be clearly set out together with measures required to ensure compliance with the agreed details. At the 
time of this verification, one outstanding item has been identified:

Ref. Approved requirement Observed deviation Reason / explanation Corrective action Status

NC-01
Secure cycle storage; 1 resident space per 
apartment plus medical-centre provision. Cycle storage not yet installed Installation is pending due to 

delayed delivery.

Install the approved cycle 
storage and provide dated 

photographic evidence 
confirming completion.

Outstanding non-conformity

NC-02

7. Conclusion
This Verification Statement has been prepared against the approved Element Sustainability Environmental Standards and Energy Statement, Ref. 2021.005, dated 4 October 
2021. It identifies the environmental and energy commitments that require verification following completion of the development.

Based on the As-built information, certificates and photographic evidence reviewed, the completed development generally incorporates the environmental and energy measures 
set out in the approved Environmental Standards and Energy Statement (Element Sustainability, Ref. 2021.005, October 2021).

The As-built  SAP and SBEM/BRUKL assessments confirm that  the residential  and medical-centre elements achieve the required energy performance,  while  the available  
evidence also confirms water-efficiency measures, SuDS/attenuation, sound insulation, EV charging, landscaping and other relevant environmental measures.

One outstanding non-conformity has been identified in relation to the secure cycle storage, which has not yet been installed. The corrective action is to complete the installation 
and provide dated photographic evidence of the completed provision.

Subject to completion of this outstanding item, the development is considered to satisfy the environmental commitments associated with Planning Condition 20.
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8. Approved Source Document - Key References

Source section Content used for verification Reference

Element Sustainability, 4 October 2021 Environmental Standards and Energy Statement, Ref. 2021.005. Cover / issue notes

Section 4 - Environmental Performance Energy, water, pollution, materials, drainage, waste, health and wellbeing, management, biodiversity and transport commitments. Approx. pp. 15-21

Section 5 - Energy Strategy Local policy targets, fabric and thermal performance, building services, renewable energy, energy calculations and Energy Hierarchy. Approx. pp. 22-33

Section 6 - Climate Change Emergency Summary of energy, water, waste, transport and lighting commitments. Approx. pp. 34-35

Section 7 - Conclusion Summary of claimed energy and environmental performance. Approx. pp. 36-37

Appendix A SAP Block Compliance Report. Appendix A

Appendix B SBEM / BRUKL Report. Appendix B
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