SELF FINANCING AFFORDABLE HOUSING SOLUTIONS

A NEW GENERATION
OF REGENERATION
Long Harbour create regeneration
opportunities that aim to be self-financing
using the rents generated over the lease term
Fusing extensive project management, real estate development and structured
finance expertise, Long Harbour’s team deliver Local Authority led housing projects,
working in partnership with the public sector and construction contractors resulting in
self-financing, ring fenced solutions.
Long Harbour offers Local Authorities tailored finance and project delivery
management skills to facilitate the affordable rent bracket within social housing
developments that either directly fulfil a proportion of the acute and current need,
or allow improved management of the movement of HRA tenants into alternative
accommodation that can support intermediate rent levels, freeing pure social units.
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POSITION OF LOCAL AUTHORITIES
AND LONG HARBOUR SOLUTIONS

OUR DRIVERS
•

4.5 million people on Local Authority housing waiting lists
equating to 1.8m households

•

The Government has cut funding to the DCLG in 2012
by over 70% reducing grant funding to social and
affordable housing projects

•

An abundance of brownfield sites outlined for housing
are now uneconomical due to a lack of first time buyers
and funding for social housing via historic Section 106
obligations

•

New government powers put Local Authorities in a
position not experienced since the 1970s to provide
self-financing housing solutions whilst retaining ownership
of stock rather than continuing as enablers to housing
associations and private developers

•

Housing associations are struggling to gain a foothold
in the current climate

Coupled with the administrative and policy changes that
occurred throughout the period, Local Authority powers
to develop social housing were suppressed.
Large scale voluntary stock transfer to publicly funded housing
associations, has over the last thirty years distanced Local
Authorities from control and management of their stock
and waiting lists.
Housing associations and Local Authorities have been
treated as counter parties as a result of this evolution
which in turn has led to an under supply of social housing.

LONG HARBOUR SOLUTION

Develop affordable housing schemes that are efficient
and tailored to the correct market and tenants
rather than units that are ill suited and fail to satisfy
housing need

•

•
•

OUR TAKE
Local Authorities pre 1980 had a formula for developing
and managing council houses that relied on large levels
of public expenditure. That model became unviable in the
late 1970s with political and financial factors contributing
to an unattractive climate for public sector borrowing that
proved to be the catalyst for a transition for authorities from
provider to enabler.

POSITION OF LOCAL AUTHORITIES

Land has been devolved to the private sector to capitalise
on the debt driven open market housing boom, facilitating
one-off capital receipts and a reduction in Local Authority land
holdings in the face of a polarisation of UK population wealth.
The current fiscal environment is restricting grant funded
housing provision especially for those associations without
access to capital markets.
The Government’s localism agenda signifies a ‘return
to developer, owner and provider’ for Local Authorities,
with the regeneration of their landed portfolios presenting
a real opportunity to reduce the number of individuals
on waiting lists.
Local Authorities can now utilise innovative private funding
models backed by institutional investors to contribute to the
delivery of much needed council owned and controlled
affordable housing stock.

There are estates that require redevelopment, however
decanting communities is a problem with an under supply
of local affordable housing

•

Utilise Local Authority owned land for code conforming
units that can decant tenants from aging estates to facilitate
regeneration projects

The Local Authority owns brownfield land that has struggled
to attract investment

•

Recycles lower value brownfield land for the provision
of 100% affordable schemes
Initiate stalled schemes by removing Section 106 housing
provisions from higher value sites
Asset management tool to add value to Local Authority
owned land

•
•

With traditional funding no longer available, Local Authority
developed affordable housing is now dependent on the
combined HRA self-financing legislation or innovative
finance solutions

•
•

Local Authority housing management and development
processes have been reduced since provision shifted,
limiting ability to handle development and management
of schemes

•

•

•
•

•
•

The Local Authority desires to develop council owned and
managed properties

•
•
•
•
•
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Regeneration and renewal is by nature bespoke, Long Harbour’s
approach is to deliver a flexible platform that is based on the
Local Authority’s housing requirements. Therefore it is possible
to deliver comprehensive schemes that are value for money
and deliver sustainable, Code Level 4 units that match the
requirements of the community that will live there
Local Authority free to change unit rental levels to suit prevailing
market conditions and increase rents for their benefit only
Designed to house a proportion of tenants on shorthold
tenancies, council still has ultimate flexibility when managing
residents

A general fund 100% private affordable housing solution
100% self-financing schemes using the rents paid over
the lease term
Cash management system ring-fences all management
and maintenance costs throughout the lease term delivering
a 100% self-sufficient structure
Long Harbour assist with the creation of management, legal
structure and systems to streamline Local Authorities’ asset
management capability
Efficient management and maintenance allows for surplus to be
taken by Local Authority as profit rent
Lifecycle analysis and forecasting is completed by third party
professional advisors and all costs projected for full term
accounted for in self-financing model
Encouraging authorities to take a strategic view of their stock
investment, to make best use of their assets
Long Harbour and the chosen construction partner in
conjunction with the Local Authority will project manage until
financial close, presenting a fully wrapped finance package
Freehold ownership remains with the Local Authority
Underlying capital appreciation in the assets created retained
by Local Authority
Long Harbour leaves total control of the units with the Local
Authority
As landlord, the Local Authority still works with the tenants
At the end of the lease period, all the properties transfer into full
ownership of the council.
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STRUCTURAL TIMELINE
A TRIPARTITE APPROACH

The timeline presents an indication of Long Harbour’s flexibility
in structuring a transaction. Long Harbour, Local Authority
and Construction Partner work in tripartite from inception until
financial close enabling a streamlined and affordable structure
that meets the requirements of all stakeholders.

PROJECT
INITIATION

FINANCIAL CLOSE

FLEXIBLE
STRUCTURING
Long Harbour will look to align objectives
with key construction and legal partners to:

INITIAL CONCEPT
AND CLIENT
REQUIREMENTS
At the initial concept phase of a project, Long
Harbour will work with the Local Authority
and construction partner to undertake a full
feasibility study, ultimately determining a
project’s viability and deliverability. Through
the feasibility stage we will:
•

Develop and deliver a detailed project
business plan drawing on expertise in
investment, development, design,
construction and asset management

•

Ensure timely planning and consents
approval process

•

Constantly review the funding structure to
ensure maximum tax efficiency and returns
are delivered to all stakeholders

•

Aim to deliver a 100% fully self-financing
package that includes all costs of the project
funded by the rents

Analyse and articulate the requirements of
each Local Authority within:
– Land identification
– Tenure mix
– Unit makeup
Identify the critical success factors
and development strategies to mitigate
project risk early, including legal, technical,
organisational, environmental and financial

FUNDING
Long Harbour in partnership with the
construction partner will effectively manage
the challenges of programme management
to ensure smooth project delivery in order to:
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Provide a capital solution that will ensure the
design, delivery and management of units at
the most affordable solution

•

Ensure a proficient construction process

•

Secure efficient financial management
of payment processes
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•

Timely planning and consents
approval process

•

Ensuring a proficient construction process

•

Efficient financial management
of payment processes

DESIGN, MANUFACTURING,
CONSTRUCTION
AND DELIVERY
PROGRAMME
MANAGEMENT

•

Long Harbour in partnership with the
construction partner will effectively manage
the challenges of programme management
to ensure smooth project delivery in:

PROJECT
FUNDING

DELIVERY

CONSTRUCTION PHASE

•

•

STRUCTURING

PROGRAMME
MANAGEMENT

Long Harbour look to their chosen
construction partner to deliver efficient
and a best in class service with:
•

First class engineering enterprise and
construction delivery

•

Modern off-site manufacturing capabilities,
to deliver tailored solutions that exceed the
quality, sustainability and safety standards
of traditionally constructed projects

•

Pioneering work in building information
modelling bringing greater synergy between
the design and construction phases, and
delivering on-going operational efficiencies
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BARKING & DAGENHAM CASE STUDY

CONSTRUCTION UNDERWAY

AN EXAMPLE OF LONG HARBOUR’S CAPABILITIES
DELIVERING NEW HOMES – LOW AND MEDIUM DENSITY PRIVATE AFFORDABLE UNIT SCHEMES
THE SCHEME

Fig 1. CGI of Thames View site with low density apartments and terraced
family accommodation

EFFICIENT AND AFFORDABLE CONSTRUCTION
Laing O’Rourke have pioneered innovative off-site
reassembly solutions (Design for Manufacture & Assembly)
that enables:
•

Highly efficient construction and delivery strategies
that maximises affordability

•

Contemporary buildings designed by world-class
architects and engineers

•

Systems that emit fewer emissions, less waste
and reduce water consumption

•

Delivery of units built to Code Level 4 and designed
to last over 125 years

•

Long Harbour, in partnership with Laing O’Rourke,
delivered a 100% funded scheme for Barking and
Dagenham Council

•

Delivering 477 100% affordable housing units
on two parcels of brownfield land within Local Authority
ownership

•

The scheme was totally driven by the requirements
of the Local Authority

•

Rents and specification agreed prior to planning and
design phase to ensure deliverability through planning

•

The Local Authority required a blended scheme that
catered for families as well as smaller households
of younger workers

•

The scheme consists of 311 terraced family houses
of between 2 and 4 beds

•

166 apartment units between 1 and 3 beds, spread over
low density blocks and a 10 story tower

FINANCIAL CLOSE

DELIVERY PHASE 1

DELIVERY FINAL PHASE

February 2012

December 2013

July 2014

QUOTES

“The Council Cabinet made a manifesto commitment at the
last local election to deliver real and lasting investment in
housing, despite the chill economic winds that have buffeted
our area. Not only will we see almost 500 new affordable
homes built in prime sites which local people can and will
be able to afford to rent, we are one of the very few Local
Authorities that is currently building council housing under
our own investment programme.

LOCAL EMPLOYMENT PROVISION
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Thames View site
29th November 2012 – ahead of schedule

“This is a tremendously exciting and innovative scheme
which will deliver much needed new homes for the people
of this borough.

  Fig 3. CGI of Thames View terraced family accommodation

Fig 2. CGI of William St Quarter Tower and low density apartments

Thames View site
18th September 2012 – on schedule

•


The
regeneration of the sites in Barking area extended
beyond the creation of new homes

•

 aing and affiliates engaged with Barking and local
L
organisations to employ and train local workers:

•

Work placements from 14–19 years

•

Graduates

•

Apprenticeships

•

Training plans for subcontractors
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“I want to pay tribute to our partners, Laing O’Rourke and
Long Harbour, both of whom have shown real commitment
to Barking and Dagenham and an innovative approach that
has helped deliver what is the first totally privately funded
affordable social housing scheme anywhere in the UK.
“These new properties are an exciting prospect, not only
are they designed by world-class architects, they will be
energy efficient and environmentally sound. They will make
an important contribution to closing the gap in housing
supply in Barking and Dagenham and help unlock jobs
growth and economic activity and regeneration in the
two sites and beyond.”

“These exciting new developments are another step forward
in the regeneration of our borough. The new homes at
William Street Quarter enhance even further the huge strides
in making Barking Town Centre a real destination of choice
for residential and investment opportunities and strengthens
the viability and vitality of it even further.
“The new homes at Thames View are also important as they
will act to build on the momentum which is being built at
Barking Riverside, which, as part of the Thames Gateway,
is fast becoming one of the biggest investment opportunities
anywhere in the capital.”
Cllr. Cameron Geddes, Cabinet Member for Regeneration
at Barking and Dagenham Council
“We need more new homes, decent homes to rent at levels
that can be afforded by ordinary and hard-working families.
“This is just what is being delivered by this project.
The 500 new homes are a very welcome addition to the
number of affordable homes here in Barking and will help
to house residents who have been waiting patiently on the
housing register.”
MP Margaret Hodge, MP for Barking and Dagenham, Chair
of Public Accounts Committee

Cllr. Phil Waker, Cabinet Member for Housing at Barking
and Dagenham Council
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Long Harbour
Marble Arch Tower
London W1H 7AA
+44 (0)207 723 8881
info@longharbour.co.uk

Long Harbour Ltd. A Limited Company registered in England & Wales with registration number: 6905581
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