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This Annual Review is a summarised version of the Annual Report, which 
is the detailed account of Lincolnshire Rural Housing Associations (Lincs 
Rural) operations and activities throughout the financial year 2019 / 2020. 
Despite interruptions caused by the coronavirus pandemic, there were many 
successes against the unexpected changes and challenges.

Lincs Rural’s overall objective is to be of 

benefit to rural communities, being the 

organisation’s founding principle in May 1986, 

which has remained the same for 34-years. 

Quality affordable homes are provided 

to over 1000 rural people. The £2.21m rent 

collected is invested back into affordable 

housing and services for communities 

throughout Lincolnshire, Rutland, Kings Lynn 

and West Norfolk. 

Lincs Rural, as other housing associations, 

has a significant positive impact on people, 

and is accountable and responsible to the 

communities served. The Annual Review 

and Report illustrates how Lincs Rural has 

contributed social value, or non-financial 

positive impacts, to rural communities and 

people. How Lincs Rural delivers value 

against its purpose is not always clear, or 

easy to measure, however the association 

will seek to improve its contribution to the 

environmental, social and economic well-

being of communities and the wider impact 

on the climate. 

Housing associations are not just businesses 

based on bricks, mortar and rent collection. 

They are about providing access to 

adequate, safe and affordable housing, 

being of significant importance during the 

coronavirus pandemic. Having a decent, 

affordable, appropriate home is recognised 

as being important to people’s health and 

well-being. Truly affordable social housing 

has a direct positive impact on education, 

assists people into decent work, and can 

provide a route out of poverty. Lincs Rural’s 

innovation and commitment over many years 

has helped reduce energy consumption, 

provided affordable energy, assisted with fuel 

poverty, and contributed to tackling climate 

change. This has not come about by having 

worthy Policies, but be a determined and 

active strategy that has and will deliver over 

the long-term. 

Lincs Rural will continue to operate in 

accordance with its Values, of being 

innovative in approach and providing Tenants 

with a caring and excellent service. The 

Association’s Mission is ‘To Provide Homes 
for Rural People in Need’, with a Vision of 

‘Helping Sustain Rural Communities’. The 

Association is governed by a voluntary Board 

of Management, comprising of eleven unpaid 

Non-Executive Members, and one Executive. 

The Board has excellent skills and experience 

to  provide the important strategic direction 

required. The Board is committed to 

remaining an independent rural specialist 

and continuing as a top performer, being a 

Platinum Investor in People. 

A Top Performing Platinum 
Investor in People



Lesley Robinson LLB (Hons)
Board of Management Chairman

John D Howes FRICS
Chief Executive & Secretary

The financial year 2019 / 2020 was an illustration that the best laid plans do 
not always turn out as expected. It was to be a year of significant change, 
that had been planned for almost two years in advance, but at the financial 
year end in March 2020, things were to be very different.

Three objectives were planned to bring 

Lincs Rural to a peak of high performance. 

Positioning us exactly where we needed 

to be for the handover to a new Chief 

Executive. Work was progressed with 

precision, almost like an athletes training 

programme, to achieve Board of 

Management and Staff teams that were 

at the top of their game. To continue the 

record-breaking performance that Lincs 

Rural had achieved over many years.

First the Board was independently assessed in 

July 2019 by a leading expert in governance, 

and passed with flying colours. Secondly 

in September 2019, after over a decade of 

working with Investors in People (IIP), Lincs 

Rural became an IIP Platinum organisation, 

the highest achievement possible, joining the 

elite team of just over 100 companies in the 

world. The Association was evidenced to be 

operating world class processes, with world 

class people. The third objective was continued 

high organisational achievement, clearly 

evidenced in the detailed Annual Report, 

which is summarised in this Annual Review. 

The scene was therefore set. Recruitment 

started at the end of 2019, and a new Chief 

Executive was appointed in February 2020, to 

join us in June 2020. Unfortunately, in March, 

due to family ill health and COVID-19, the newly 

appointed Chief Executive had to decline the 

position. Appointment of a new Executive has 

therefore been deferred until 2021. 

We are proud of how effectively essential 

services have been maintained during these 

difficult times created by the pandemic and 

we very much appreciate that Tenants were 

generally patient and understanding.  We will 

now move forward positively, and adapt to 

the new challenges of helping communities 

by providing homes for rural people in need, 

in an innovative, caring and excellent way - 

our Mission, Vision, and Values.

The Best Laid Plans!
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Lincs Rural is an independent organisation governed by a Board of Management 
(Board) of eleven voluntary, non-remunerated, Non-Executive Members, and 
one Executive.

The Association’s ‘Rules’ allow Board Members to serve for three terms of three years (nine years 

maximum). The maximum term provides openness, transparency, and continued refreshment of 

skills, qualifications and experience. The essential functions of the Board include setting Strategy, 

Policy , establishing and overseeing a framework of delegation and systems of internal control.

Lincs Rural’s Governance Team
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Deputy Chairman)
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Drew Cook
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(Co-opted 12/12/19)

John D Howes  
FRICS Chief Executive 
& Company Secretary 
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Robert Anderson   
BSc (Hons), FCA, CTA  

(Audit Committee 
Deputy Chairman)

John Land



The Board’s Objectives for the five years 2019 to 2024, is to focus on an 
effective strategy, to deliver value for money, whilst sustaining financial 
viability. Also to take account of trends and issues likely to affect the future 
operating environment. The six issues below were identified as being key to 
future improvements and success. 

Our Vision  Helping Sustain Rural Communities

Our Mission  To Provide Homes for Rural People in Need

Our Values  Innovative, Caring and Excellence

Strategy at Lincs Rural

Corporate  
Strategy  

2019 to 2024

GOVERNANCE
Effective strategy, 
delivering value 

for money

MAINTENANCE
Maintain homes to 
a good standard

EMPLOYEES
Motivated and 

professional team

TENANTS
Tenants are our 

priority

FINANCE
Financially viable

DEVELOPMENT
Grow our housing 

stock

Our  
Purpose

Our  
People

Our  
Principles



Board of Management (Board) commitment to the Investors in People 
(IIP) framework since 2005 highlights the high importance placed on Staff 
progression, well-being, and importantly a positive culture at Lincs Rural. 
The IIP Platinum award during the year was reliant on having  a motivated 
and professional team, and the Corporate Strategy Objective aim relating to 
‘Employees’.

The Board regularly monitors key 

performance indicators (KPI’s) throughout 

the year.  Particularly strong performance 

was delivered in income recovery, back-to-

back lettings, and low voids, which reinforced 

financial viability and the ‘Finance’ Objective.

All properties were occupied at the financial 

year end. There were 30 re-lets during 2019/20, 

eight incurring a collective void period of just 

16 weeks; an outstanding result. This almost 

maximum use of Lincs Rurals properties is 

particularly important taking account of the 

scarcity of truly affordable rural homes. Rent 

arrears at year end were 0.79%, placing the 

Association amongst the highest achievers 

in the sector during a period of increasing 

austerity and financial hardship. 

The Associations ongoing compliance with 

the founding principle ‘to be of benefit 

to rural communities’ in May 1986 ensures 

Tenants are a priority. Assisting Tenants to 

sustain their tenancy during a difficult year 

was important, and there were no evictions. 

Tenant satisfaction was high, illustrating that 

the ‘Tenants’ Objective was delivered. 

Acquisition of twelve properties to grow the 

housing stock during 2019 / 2020 was however 

delayed by the developer, resulting in the 

‘Development’ Objective not being achieved. 

However strong performance against KPI’s 

monitoring the maintenance of homes to a 

good standard, delivered the ‘Maintenance’ 
Objective.  

The Regulator of Social Housing requires 

housing associations to ‘ensure effective 

governance arrangements that deliver their 

aims, objectives and intended outcomes for 

Tenants and potential Tenants in an effective, 

transparent and accountable manner’. 

Results of the Board Appraisal process 

illustrated high standards of governance, and 

achievement of the ‘Governance’ Objective.

Headline Performance 
at Lincs Rural



West Lindsey District Council
Rented
2 Bed - 7
3 Bed - 4

Shared Ownership
2 Bed - 1
3 Bed - 2

North Kesteven District Council
Rented
2 Bed - 34
3 Bed - 14

Shared Ownership
2 Bed - 2
3 Bed - 2

Rutland District Council
Rented
2 Bed - 7
3 Bed - 6
4 Bed - 0

South Kesteven District Council
Rented
2 Bed - 11
3 Bed - 32
4 Bed - 1 South Holland  

District Council
Rented
2 Bed - 39
3 Bed - 26

Boston Borough District Council
Rented
2 Bed - 24
3 Bed - 12

Shared Ownership
2 Bed - 4
3 Bed - 4
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North Lincolnshire Council
Rented
2 Bed - 26
3 Bed - 13

Shared Ownership (S/O)
2 Bed - 7

East Lindsey District Council
Rented
2 Bed - 81
3 Bed - 54
4 Bed - 1

Shared Ownership
2 Bed - 3
3 Bed - 4

Borough of King’s Lynn 
& West Norfolk
Rented
2 Bed - 8

The mix of housing type and Local Authority location is:

Lincs Rural’s Properties

2 Bed  total 254 (inc S/O) 3 Bed  total 172 (inc S/O) 4 Bed  total 3 Total 428



Note 1 – Income received as rent and other income on properties managed
Note 2 – Money spent on managing and repairing properties, office costs and paying staff
Note 3 – Surplus made on sale of fixed assets
Note 4 – Total interest paid on loans and loan fees
Note 5 – Surplus reinvested into the business

Statement of Comprehensive Income 
For the Year Ending 31 March 2020

2020 2019

£ £

Turnover 2,212,840 2,374,866 Note 1

Operating Costs (1,596,585) (1,546,534) Note 2

Gain on disposal of tangible fixed assets 196,766 74,440 Note 3

Operating Surplus 813,021 902,772

Interest Receivable 1,732 842

Interest Payable and similar charges (361,417) (371,725) Note 4

Surplus before Tax 453,336 531,889

Taxation (32,214) (12,438)

Total Comprehensive Income for the year 421,122 519,451

Initial recognition of multi-employer defined benefit scheme - (169,000)

Actuarial losses in respect of pension scheme 288,000 (118,000)

Other comprehensive income for the year after tax 709,122 232,451 Note 5

Statement of Financial Position
As at 31 March 2020

2020 2019

£ £

Assets

Properties 23,370,878 23,674,811

Other Fixed Assets 186,533 183,112 Note 1

Cash and Debtors (Net Current Assets) 747,451 541,020 Note 2

Amounts falling due after more than one year (17,178,006) (17,697,334)

Pension – defined benefit liability (254,000) (564,000)

Other provisions (26,126)

Total 6,846,730 6,137,609

Reserves

Income and Expenditure Reserves 41 42

Share Capital 6,846,689 6,137,567

Total 6,646,730 6,137,609

Note 1 – Computer equipment, vehicles and office furniture etc.
Note 2 – Difference between bank balances, prepayments and money due and money owed falling due within one year.
The above is an extract from the full accounts in the Annual Report audited by Beever and Struthers for which an unqualified management report 
was received.

This summary illustrates the financial performance for the period  
1 April 2019 to 31 March 2020.

Financial Statements



Performance Indicators
Lincs 
Rural

2019/20

Lincs 
Rural

2018/19

Median of 
Benchmark

Group 

Lincs Rural
Rank In

Benchmark
Group

Median
Small 

National
HA’s

Median
National

HA’s

Percentage of rent lost through 
dwellings being vacant 0.05% 0.08% 0.4%

Joint 
lowest

0.4% 0.8%

Average re-let times –  
calendar days 2.8 4.7 14 Lowest 17.8 27.5

Current Tenant rent arrears %, 
net of Housing Benefit 0.49% 0.23% 0.9% 2nd lowest 1.7% 2.6%

Universal credit arrears as a %  
of total arrears 1.5% 1.3% 3.0% 4th lowest 3.2% N/A

Occupancy 100% 100% N/A N/A N/A N/A

% of tenants satisfied with  
the landlord’s services overall 96% 94% 92% Highest 89% 82%

The benchmark group consists 
of 14 small housing associations 
across the country comparable 
to LRHA
National benchmarking group for 
smaller housing associations and 
of all sizes
N /A = Not Available at time of 
printing Annual Review

Performance compared against other housing association is possible 
through an independent Consultant. This enables comparative data of costs 
and trend analysis from a broad range of similar housing associations (the 
Benchmark Group), and other small and large national organisations.

Lincs Rural continues to have one of the lowest rent arrear levels in the small housing association 

benchmarking group of fourteen organisations, and exceeded the ‘Median’ of the group in all 

the KPI’s below. The extremely quick reletting time of 2.8 days, and low percentage of rent lost, is 

an excellent performance in maximising the use of Lincs Rural’s properties. 

Lincs Rural’s Performance 
compared to others



The ‘Governance’ Objective in Lincs Rurals Corporate Strategy requires 
‘Effective strategy, delivering value for money’.

Achieving value for money is important 

as every pound of rent collected should 

deliver the maximum result, which is not 

automatically achieved, and must not be left 

to chance. Value for money relies on high 

governance and management performance, 

to deliver effective strategy, and to ensure the 

effective decision making maximises the use 

of every pound spent.

Value for money is monitored throughout the 

year using a series of measures or metrics, 

three of which illustrate that effective 

governance was achieved through:

1 An effective governance cycle with a 

minimum of 6 Board Meetings and 2 Audit 

Committee Meetings during the year;

2 Board attendance was over 80%; and

3 The Board had at least 90% of the skills and 

experience identified as being required.

The following were also achieved, which 

is used by the Regulator of Social Housing 

to measure compliance with the Value for 

Money Standard: 

1 Valid gas certificates were held for all 

properties with gas at the end of March 2020;

2 100% of Lincs Rurals properties had a 

current periodic electric inspection 

certificate, and Energy Performance 

certificate (EPC); 

3 There was compliance with the Regulatory 

Standards and Code of Governance, 

assessed specifically by the Board, with 

one area of reportable non-compliance 

for disclosure in the Annual Report; 

4 A positive annual external and internal 

audit opinion was received; and 

5 There was overall compliance with health 

and safety legislation.

Lincs Rural’s VfM headlines during the year 

were:

1 100% of properties being occupied at the 

year end;

2 Rent arrears and average re-let times were 

amongst the lowest in the smaller provider 

benchmarking group;

3 Headline social housing cost per unit has 

increased, but remains lower than the 

benchmark ‘Median’; 

4 The use of Lincs Rurals directly employed 

Maintenance Technicians saved a 

significant amount of VAT; and 

5 Lincs Rural produced in excess of 

£5,500,000 of Social value, described as 

‘the additional value created in delivery 

of a service, which has a wider community 

or public benefit’.

Lincs Rural and 
Value for Money 



These figures are indicative indicators, averaging 

out variable factors, and are not purported to be 

exclusively accurate financially. What however can 

be relied upon is the consistency of calculation, which 

enables accurate trend analysis across years. Changes 

from previous years do not have material issues.

The average weekly rent charge in 2019/20 was £88.60, which was used 
approximately as illustrated.

How was the rent spent

2018/192019/20 2017/18 2016/17

2019/20 2018/19 2017/18 2016/17

Repayment towards loans used for building 
and acquisition of properties £15.40 £16.09 £16.84 £19.66

Responsive repairs £14.75 £13.91 £11.81 £11.79

Property maintenance and improvements £13.00 £10.17 £9.52 £8.92

Management of existing tenancies £7.06 £7.22 £7.32 £7.28

Seasonal maintenance £6.18 £3.83 £6.38 £2.59

Income collection £3.37 £3.45 £3.40 £3.11

Tenant engagement and involvement £3.41 £3.47 £3.37 £3.12

Allocation and letting of new tenancies £3.16 £3.21 £3.15 £2.93

Development expenditure £3.42 £3.12 £2.73 £2.37

Left for future investment into building,  
maintenance and services £18.85 £24.12 £25.96 £29.71



Key Performance Indicators
Lincs 
Rural

2019/20

Median of 
Benchmark

Group

Lincs Rural
Rank In

Benchmark
Group

Median
Small 

National
HA’s

Median
National

HA’s

Cost per property of housing management £236 £329 4th lowest £389 £279

Cost per property of responsive repairs £619 £618 Median £692 £726

Cost per property of major and cyclical 
works £511 £824 3rd lowest £1,061 £1,410

Overhead costs as a % of turnover 21.8% 19.3% 3rd Highest 16% 10.8%

Ratio of responsive repairs to planned 
maintenance 1.59:1 N/A N/A N/A N/A N/A

% of Tenants satisfied with the landlord’s 
services overall – GN only 96% 92% Highest 89% 82%

% of Tenants satisfied with the overall quality 
of their home - GN 94% 89% 2nd highest 88% 81%

% of Tenants satisfied with their 
neighbourhood as a place to live 96% 91% 2nd highest 87% 82%

% of Tenants satisfied with the value for 
money for their rent - GN 100% 92% Highest 89% 85%

% of Tenants satisfied with the value for 
money of their service charges - GN 87% 82% 2nd highest 77% 68%

% of Tenants satisfied that their landlord listens 
to their views and acts upon them - GN 91% 87% 2nd highest 79% 66%

% of Tenants satisfied with repairs and 
maintenance - GN 85% 85% Median 87% 74%

Repairs and maintenance continue to be the ‘shop front’ service judged 
most widely by Tenants. Benchmarking data compiled from a broad range 
of housing associations, enables Lincs Rural to compare itself against 
similar associations (Benchmark Group), and other small and large national 
organisations. ‘Cost per Property’ key performance indicators provide a 
meaningful ‘Value for Money’ comparison with other associations, illustrated 
in the results below.

In three out of the four ‘Cost per property’ Key 

Performance Indicators (KPI’s), the Association 

achieved better or equal to the ‘Median’, 

and was just 2.5 percentage points above the 

‘Median’ for the fourth, being overhead costs as 

a percentage of turnover. Extremely high levels of 

Tenant satisfaction were achieved in the majority 

of KPI’s, evidencing that value for money, from a 

Tenant prospective, is being provided.

Tenants are involved in a number of ways, 

such as consultation on the Customer Service 

Standards and communal gardening, providing 

an opportunity to influence service quality 

and convey expectations. Tenant satisfaction 

with the overall service provided during the 

year was 96%. There were a small number of 

complaints received, from which lessons were 

learnt, and improvements were made. 

Lincs Rural’s Key Performance



Social Value Activity Outcome Value of 
Activity

Source of value 
/ workings

Day to day activities

Added value provided by the Association’s day 
to day activities

Providing quality 
homes and services 
to Tenants

£3,186,667
NHF Local 
Economic Impact 
Calculator

Tenant financial status

Benefit and Universal Credit advice provided to 
138 Tenants including home visits and award of 
Discretionary Housing Payments

Able to pay for 
housing

£1,013,886
HACT Social Value 
Bank

Tenant well-being

Minor adaptations fitted to sixteen properties to 
assist with mobility issues

Feel in control of life £254,304
HACT Social Value 
Bank

96% of surveyed Tenants confirmed their 
neighbourhood is a good place to live (results 
from Tenant Satisfaction Feedback Form)

Good 
neighbourhood

£716,270
HACT Social Value 
Bank

Tenant Engagement

Tenant Representative meetings are held 
regularly with 36 active members

Active in Tenant 
groups

£292,176
HACT Social Value 
Bank

Training

All Staff undertook training to improve skills for 
their role

General training for 
job

£21,938
HACT Social Value 
Bank

Employment

One member of Staff moved from unemployment 
to full time employment with Lincs Rural

Full time employment £14,433
HACT Social Value 
Bank

One member of Staff is supported to undertake a 
voluntary role at another organisation

Regular volunteering £3,249
HACT Social Value 
Bank

Assessed value of social activities for 2019/20 £5,502,923

Social value is used to describe the additional value created in delivery of a 
service, which has a wider community or public benefit. Lincs Rural provides 
secure tenancies, high quality affordable homes, and related support and 
advice services. 

A home provides shelter, warmth and safety, which are fundamental human 
needs. The benefits of having a safe and secure home are wide ranging and 
can assist with healthy, happy family environments that enable improved well-
being, educational and working achievement. The coronavirus pandemic 
has illustrated how important these issues are.

A sample of the Association’s social value activities over the year delivered 
over £5.5m of social value.

How did Lincs Rural produce 
social value? 



IMPORTANT FOR YOUR SAFETY
To report a gas or carbon monoxide emergency

•  Call the emergency line for gas escapes on 0800 111 999;

•  Put out any naked flames or cigarettes;

•  Do not switch anything electrical on or off - even a light switch 
can cause a spark; and

•  Get everyone out of the property until it is made safe.

Further advice is available on www.national grid.com

Telephone
01790 754219

Email for all repairs
repairs@lrha.co.uk

Email for all other enquiries
customerservices@lrha.co.uk

Or visit our website
www.lrha.co.uk

To report emergencies outside office hours, or on Bank Holidays,  
call 01790 754219 for a contact number.
Views, opinions and suggestions can also be sent on Facebook at  
Lincs Rural Housing Association, and Twitter at @Lincs Rural

FIRE SAFETY
•  Check smoke detectors weekly;

•  Close internal doors at night; and

•  In the event of a fire, evacuate the property immediately and 
call 999 from a safe distance.

Lincs Rural aims to deliver quality services in line with our ‘Values’, which are 
to be Innovative, Caring and Excellent as ‘Tenants are our priority’. Although 
people’s perception of value and quality of service varies, Tenant opinion is 
highly regarded and monitored regularly by the Board of Management. 

Lincs Rural’s Staff are available to help Tenants report a repair, discuss rent, housing issues, or any 
other query, Monday to Friday between 8.30am and 5pm by:

Important Information


