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Lincolnshire Rural Housing Association 
Ltd (Lincs Rural) was formed in 
June 1986 for the benefit of small 
communities to provide affordable 
housing for local people, operating on a 
‘not for profit’ basis.

The Association is regulated by the Homes 
and Communities Agency and is required 
to comply with a Code of Governance and 
Regulatory Standards. 

Lincs Rural provides housing for rent and 
shared ownership properties throughout 
Lincolnshire, Rutland and Kings Lynn and 
West Norfolk. Operating over a large 
geographical area, the organisation’s 
market place is demographic, being small 
rural communities of less than 5000 
population. With experience of working 
with rural people, business growth is 

determined by small community needs and 
demands, together with the organisation’s 
financial capacity. Based on previous 
tenant consultation and engagement, Lincs 
Rural’s Board has determined to remain an 
independent small specialist organisation 
that is able to provide a personal, caring 
service for rural people. 

Lincs Rural’s properties are mostly new 
build, with a small number of refurbished 
houses and two grade two listed cottages. 
Three properties are also managed 
through leases from private owners, which 
were previously empty. 

A full account of the business is provided 
in the 2014 / 2015 Annual Report, available 
on request.

Our Vision is to have
‘Thriving Rural Communities’

with a Mission to
‘Provide Quality Homes for 

Local People in Need’



most having completed the maximum 
term of nine years in office. Succession 
planning has therefore been high on the 
agenda and we are extremely pleased 
with the appointment of highly capable 
people with the skills and experience to 
form an excellent new Board. The staff 
structure has also been re-designed to 
meet future challenges, taking advantage 
of the many years of training invested 
in employees enabling well deserved 
promotion. As staff retire or progress onto 
new positions, further recruitment will 
focus on ensuring the Association’s staff 
have the qualifications and experience to 
deliver future strategy and objectives set 
by the Board.   

We would like to thank Staff and Board 
members for their hard work and 
commitment, particularly the six members 
retiring. Our gratitude and respect is also 
conveyed to Professor Jeffrey Ridley as 
Independent Audit Committee Advisor and 
our President Bishop Tim Ellis.

Bob Whetton
Board of Management Chairman

John D Howes FRICS
Chief Executive & Secretary

Success, Change and Challenge
The financial year ending 31 March 
2015 will be remembered for a variety 
of events illustrating continuing 
success, re-organisation for change, and 
preparation for immense challenges in 
the years ahead.  

Success spanned many areas with Business 
Plan targets being met, delivering good 
service to tenants, made possible by 
maximising rent collection and governing 
and managing the Association well. By 
the end of March 2015 the housing stock 
had grown by twenty six properties (7% 
increase), the majority at Maurice Chappell 
Way Pinchbeck (14) and Blackberry Way 
Wilsford (10), in conjunction with our 
Community Land Trust partners. We 
also contributed to Spilsby’s heritage by 
renovating and returning to use two grade 
two listed cottages using the skills of our 
own managers, multi-skilled tradesmen 
and local contractors. 

The Government’s policies and aspirations 
for the UK will present many challenges 
that require expert governance and 
management to continue achievement of 
the Vision and Mission. The structure of 
the Board of Management will also change 
when six members retire at the 2015 AGM, 



Peter Jordan OBE
Retired MD of large local commercial 
organisation. Previously Chairman of NHS and 
other Trusts, a Local Councillor, Mayor of Boston 
and School Governor. 

Mary Muggleton
Tenant of the Association and previously a 
Civil Servant and Administrator in the medical 
profession, Parish Councillor and Parish Council 
Chairman. (Retirement from Board in Sept. 2015)

Charles Pilbeam
Former Local Authority Principal Auditor and 
Senior Manager in a large Housing Group, with 
substantial experience in rent accounting, 
company secretarial and performance 
management.

Heather Sykes
Specialist housing litigation Solicitor, a 
benefit appeals Tribunal Judge experienced 
in homelessness, housing benefit, Rent Act, 
landlord and tenant disputes. (Retirement from 
Board in Sept. 2015)

Barbara Waite
Tenant of the Association and Town Councillor, 
previously a School Governor experienced in 
management and governance of organisations in 
a voluntary capacity. (Retirement from Board in 
Sept. 2015)

Professor Jeffrey Ridley (Independent 
Audit Committee Advisor)
Professor of Auditing, teaching internal auditing, 
corporate governance and quality management, 
with 45 years public / private sector auditing 
experience.  

Andrew Cotton (Independent Audit 
Committee Member)
Local Authority Tenancy Services Manager 
managing operation of Council’s landlord 
function, income collection, tenancy and estate 
management.  

Lincs Rurals President,
Board and Audit Committee 

Bishop T Ellis (President)
Anglican ordained ministry for 37 years, hospital 
and further education college chaplaincy 
experience with a speciality in conservation and 
architecture.

Bob Whetton (Chairman)
Local Authority Finance Director for 17 years; 
government, housing and development 
experience; previously a Finance Consultant. 
(Retirement from Board in Sept. 2015)

Professor David Head (Deputy Chairman)
Previously Dean of Business and Law at the 
University of Lincoln; Member of the University 
Council of Bishop Grosseteste University, Trustee 
of the RAF Waddington Air Show.

Rachael Perry (Deputy Chairman Elect)
Solicitor (Partner), previous housing association 
employee as Senior Governance Manager, 
with experience in performance monitoring, 
development, corporate governance and stock 
rationalisation.

Wendy Done
Involved with local / community organisations, 
an Accredited Parish Council Clerk and has met 
most of the tenants working alongside staff. 
(Retirement from Board in Sept. 2015)

John Emerson
Retired Local Authority Senior Officer as 
a Project Manager in construction design, 
maintenance, improvement and development.

Justin Fisher
IT Consultant in social housing sector and 
previously a housing association Maintenance 
Service Manager. Experienced in maintenance, 
customer relations and business processes. 
(Retirement from Board in Sept. 2015)

Alan Hayward
Previous career in the education sector. A 
Teacher Governor and involved in Lincolnshire 
National Union of Teachers. Experienced in 
finance, health and safety, personnel and 
insurance.



John D Howes FRICS
Chief Executive & Secretary

Suzanne Phillips
Head of Finance (Retired September 2015)

Michelle Turner CIMA adv dip MA
Head of Finance (From 1 July 2015)

Andy Haime DipSurvPract
Operations Manager

Mick Berry
Maintenance Officer (left August 2015)

Terry Burkett
Gardener (Seasonal)

Bill Collins
Maintenance Officer (From August 2015)

Bob Hunt
Multi-skilled Craftsman

Lee Hynes
Assistant Customer Services Officer 

Samantha Jacklin
Chief Executive’s PA (From June 2015)

Staff and Change at Lincs Rural 

Elaine Lowe
Chief Executive’s PA (Retired July 2015)

Dave Long
Multi-skilled Craftsman
(Promoted in February 2015)

Georgina Seidel
Assistant Maintenance Officer

Robert Sumner
Customer Services Officer
(Promoted in February 2015)

Katie Taylor
Housing Officer

Wendy Wadner
Income Recovery Officer (Temporary)

Change is inevitable and the future 
ahead has many challenges. In response 
the staff structure will change as long 
serving employees prepare to retire 
and existing staff and new recruits step 
up to the challenge. 

To meet future challenges and strive for 
continuous improvement the number 
of ‘full time equivalent employees’ was 
increased from 6.9 to 8.6; comprising 
of  7 full time and 3 part time members 
of staff. Promotion of existing staff and 
appointment of new employees into a 

new structure has impacted on service 
delivery. We thank our tenants for their 
cooperation and understanding and our 
temporary employees for helping us. 

Sadly Suzanne Phillips and Elaine Lowe 
are retiring after collectively providing 
41 years of loyal service to Lincs Rural. 
We thank them for helping to shape 
the Association into a successful and 
respected organisation, and wish them 
well for the future. 

Our Staff Team:



The Corporate Strategy is agreed each 
year by the Board of Management, taking 
account of the needs and aspirations of 
Stakeholders, the predicted operating 
environment, risks and opportunities. The 
detailed Annual Report, which includes 
the financial statements for the year 
ending 31 March 2015, provides a full 

BEING A WELL 
GOVERNED, 

WELL MANAGED 
ORGANISATION

PROVIDING WELL 
MAINTAINED, 

ENERGY EFFICIENT 
HOMES

TO BE A TENANT 
FOCUSED 

ORGANISATION 
ENGAGING 
WITH ALL 

STAKEHOLDERS

ECONOMY
BY:

Being a viable 
organisation, achieving 

value for money 
and continuous 
improvement

Providing quality 
environmental friendly 

homes at rents and 
running costs tenants 

can afford

Achieving promises to 
tenants and delivery of 

the Local Offer

EFFICIENCY 
THROUGH:

Achieving low arrears, 
minimum voids and 
optimum property 

occupation

Maximising delivery 
of quality homes in 

the next 5 years and 
diversifying into new 

areas of business

Maintaining high levels 
of tenant satisfaction 

and a commitment 
to continuous 
improvement

EFFECTIVENESS 
IN:

Regulatory and 
legislative compliance,  

aiming for the Investors 
in People Gold Standard 

and independent 
assurance

Working with 
stakeholders to balance 

local communities

Communication, 
tenant engagement 

/ participation  in key 
organisations and 

lobbying

Lincs Rurals Corporate Strategy

1

2

3

account of the successful achievement of 
the Corporate Strategy for 2014 / 2015. 

Three themes and nine strategic 
objectives have been agreed by the 
Board for the Chief Executive and 
management team to deliver during the 
financial years 2015 / 2020.   



‘Being a well governed, well 
managed organisation’

 Complied with regulation and the 
law whilst contributing to the local 
economy;

 Tendered services to get the best 
deals and used local contractors and 
suppliers for a range of maintenance 
work, including cyclical painting, 
responsive repairs and refurbishment; 

 Just £1500 rent lost due to tenancy 
changes leading to properties being 
empty for a short time -  less than  ½% 
owed in rent ; and

 Recruited directly employed local 
people.

‘Providing well maintained, 
energy efficient homes’

 Returned to use four empty 
properties within ten miles of Spilsby, 
contributing £130,000 into the 
economy;

 Providing 417 homes at rents 
affordable for local people – all being 
occupied at the financial year end;

 Completing 24 new affordable homes 
in two rural villages, in partnership 
with the first two Community Land 
Trusts in Lincolnshire;

 More renewable technology installed 
on new homes; and

 Continued to invest in improvements 
to existing homes.

Lincs Rurals Corporate
Strategy achievements

during the year

‘To be a tenant focused 
organisation engaging with all 
stakeholders’

  Renovated two listed cottages in 
Spilsby for local people;

  Provided Support and advice to 
tenants affected, and to be affected, 
by welfare benefit changes;

  More work completed by the 
Customer Services Team keeping in 
touch with tenants; 

  Quadrant Tenant Focus Group 
Meetings replaced the Tenant 
Services Panel to involve more 
tenants; and  

  Improved neighbourhoods by working 
with tenants and partner agencies to 
resolve anti-social behaviour.



Lincs Rurals Properties

  

Boston Borough Council

24

12

Shared Ownership

4

4

East Lindsey District Council

78

51

1

Shared Ownership

5

3

Kings Lynn and West Norfolk

8

South Holland District Council

39

26

North Kesteven District Council

34

14

Shared Ownership

2

2

North Lincolnshire Council

24

14

Rutland District Council

7

6

1

South Kesteven District Council

11

32

1

West Lindsey District Council

7

4

Shared Ownership

2

1

TOTAL

232

159

Shared Ownership

13

103



This summary of accounts illustrates financial performance for the period 1st 
April 2014 to 31st March 2015. 

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	existing	properties
Note 4 - Total interest charged on loans and loan fees
Note	5	 -	 Surplus	reinvested	into	the	business

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	‘Financial	Statements	&	Operating	and	Financial	
Review’	audited	by	Beever	&	Struthers.	An	unqualified	management	report	has	been	received.

Lincs Rurals Accounts

Balance Sheet at 31 March 2015
 
 2014 2015
 £ £

ASSETS

Properties 22,714,430 25,298,599

Less Social Housing Grant -12,900,609 -13,785,609

Other Fixed Assets 138,878 122,622 Note 1

Cash and Debtors
(Net Current Assets) 66,955 433,060 Note 2

TOTAL 10,019,654 12,068,672

FUNDED BY

Creditors 6,083,256 7,718,748

Reserves 3,936,353 4,349,871

Share Capital 45 53

Total 10,019,654 12,068,672

Income and Expenditure Account at 31 March 2015
 
 2014 2015
 £ £

Turnover 1,920,722 1,967,203 Note 1

Operating Costs -1,066,511 -1,164,296 Note 2

Operating Surplus 854,211 802,907

Surplus on sale of properties - - Note	3

Interest Received 788 528 

Interest Paid -367,065 -389,917 Note 4

Surplus on ordinary activities 487,934 413,518 Note 5



Performance Indicators Lincs 
Rural
Last Year

Lincs 
Rural
This Year

Average
of 

Benchmark
Group
Note 1 

Lincs Rural
Rank

In
Benchmark

Group

Average
Small 

National
HA’s

Note 2

Average
National

HA’s
Note 3

Percentage of rent lost 
through dwellings being 
vacant

0.06% 0.09% 0.49% 2nd lowest 0.51% 0.88%

Average re-let times – 
calendar days

2.47 3.6 25.34 2nd lowest 22.50 23.64

Rent arrears net
of HB

0.37% 0.40% 1.75% Lowest 2.06% N / A

Weekly operating cost per 
unit

£51.45 £54.02 £70.20 5th lowest £76.07 N / A

Average weekly gross rent 
(including Service charges)

£86.90 £90.16 £99.36 3rd lowest £99.36 N / A

Average weekly net rent for 
a 3 bed property (excluding 
Service charges)

£90.79 £94.07 £107.99 Lowest £96.95 N / A

Annual % increase in gross 
rent

3.27% 3.78% 3.77% 7th lowest
Note 4

3.65% N / A

Rent Collected as a % of 
rent owed

103.9% 98.42%
Note 5

99.75% 2nd lowest 99.96% 99.76%

Tenants evicted
for arrears

0.27% 0.26% 0.15% 2nd 
highest

0.15% N / A

Average Weekly cost per 
dwelling on management

£16.22 £16.91 £18.85 5th lowest £19.82 N / A

Operating cost as a % of 
turnover

55.53% 59.19% 70.60% 4th lowest 73.58% N / A

Average Weekly cost 
per dwelling for routine 
maintenance

£10.89 £11.49 £11.32 Midway £11.32 N / A

Average Weekly cost 
per dwelling for planned 
maintenance – Note 3

£4.35 £7.71 £6.83 5th 
highest

£6.83 N / A

Average weekly cost per 
dwelling of major repairs

£10.96 £8.27 £3.67 3rd 
highest

£3.67 N / A

% of emergency repairs 
completed within target

100% 98%
Note 6

98% Midway 100% N / A

% of urgent repairs 
completed within target

97% 91%
Note 6

93.5% 2nd lowest 97.6% N / A

% of routine repairs 
completed within target

98% 90%
Note 6

92% 3rd lowest 97% N / A

Lincs Rurals Performance

Note 1 - The benchmark group consists of 12 small housing associations across the country comparable to LRHA

Note 2 - National benchmarking group for smaller housing associations taking part in HouseMark benchmarking

Note 3 - National benchmarking group for housing associations of all sizes taking part in HouseMark benchmarking

Note 4	 -	 This	figure	includes	service	charges;	the	inflationary	increase	for	rents	was	3.7%

Note 5	 -	 Will	be	affected	by	the	timing	of	housing	benefit	payments

Note 6	 -	 86%	of	the	jobs	completed	out	of	target	were	due	to	none	access	by	tenants	and	waiting	for	parts	to	arrive	after	diagnosing	the	problem

N /A	 =	 Not	Available	at	time	of	printing	Annual	Review



Delivery of a good value for money service is a balence between cost and 
quality - The balance can only be established by working together - to 

understand what is expected and what can be achieved

The Board of Management is required to publish a ‘Value for Money (VfM) Self-
Assessment’ each year, clearly setting out how Lincs Rural are achieving VfM.   A summary 
of VfM indicators are provided in this Annual Review and a full copy of the detailed VfM 
Self-Assessment is available on request.

Lincs Rurals Value for Money
Self Assessment 2014  2015

33p

3p

20p

23p

19p

2p

Improving and 
maintaining homes

Services such as 
grounds maintenance

Management such as 
staffing and office costs

Interest on loans used to 
build your homes

Other

Depreciation such 
value of homes

How Lincs Rural Spent Your Pound in 2013  14

34p

3p

20p

23p

18p

2p

Improving and 
maintaining homes

Services such as 
grounds maintenance

Management such as 
staffing and office costs

Interest on loans used to 
build your homes

Other

Depreciation such 
value of homes

Compared to 2014  15



Lincs Rurals Value for Money
Cost Comparison

2013/2014 2014/2015

Activity / Service / Notes Actual costs % Av. rent Approx. costs % Av. rent

Direction of travel & effect 
on Corporate Strategy                         

        = Positive          = Neutral                  

        = Negative

Per

prop / wk

Per

prop / yr

Per

prop / wk

Per

prop / yr

(a) Responsive Repairs
(see note 1)

£13.92 £724 16% £14.24 
(+£0.32)

£740.48 16% 0%

(b) Planned & Cyclical 
Maintenance 

£15.42 £802 18% £17.02    
(+£1.60)

£885.04 19% +1%

(c) Improvements £4.90   £255 6% £1.61      
(-£3.29)

£83.72 2% -4%

(d) Development
(feasibility costs) 

£3.46 £180 4% £5.68  
(+£2.22)

£295.36 6% +2%

(e) Income Collection £5.53 £288 6% £4.30       
(-£1.23)

£223.60 5% -1%

(f) Tenancy Management £6.81 £354      8% £7.72 
(+£0.91)

£401.44 9% +1%

(g) Allocations & Lettings £1.99 £103  2% £2.73 
(+£0.74)

£141.96 3% +1%

(h) Resident Involvement £3.30 £172 4% £4.11 
(+£0.81)

£213.72 5% +1%

(i) Loan payment for 
building properties 

£30.60 
(+£1.12)

£1,591 36% £31.69 
(+£1.09)

£1,647.88 35% -1%

Total estimate / Av. rent £85.93 £4,469 100% £89.10 
(+£3.17)

£4633 100%

Note 1 - Figures includes overhead contributions  not taken into account by the benchmarking group method
  of calculation on page 9

V
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WE AIM TO ‘DO THE RIGHT THINGS AND DO THINGS RIGHT’
Value for Money (VfM) is ‘the Cost the organisation and Stakeholders are prepared to pay 
for service quality that they determine to deliver, to the right people within appropriate 
timescales, consistent with current Corporate Strategy’. Lincs Rural’s VfM Strategy seeks 

to achieve: ‘A continuous improvement in performance on running costs and use of assets, 
to deliver quality services rather than cheapest costs’. 

What things cost - Average cost of activities and services per property per week



Lincs Rurals efficiency savings 
during the year

Photovoltaic installations produced 
income of £128,000, reducing carbon 
emissions approaching 200 tonnes

Operating cost per property reduced from 
£59.98 to £54.02

A £16,000 saving in VAT was achieved by 
using directly employed staff

Management cost per unit reduced 
marginally from £16.94 to £16.91 per 
property, whilst achieving savings of over 
£40,000 by reduced rent arrears and voids 
property rent losses

All savings were recycled back into 
property and service improvements
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Good Housing Management 
practice in re-letting 63 properties 
to local people in need during the 
year, maintaining balanced rural 
communities 

Social Impact  = 74 Adults and 98 children 
provided with a quality home improves family 
life, health, education and future opportunity;

Economic Impact  = Affordable homes 
reduces rent arrears, lowers management 
costs, and creates additional spending for the 
local economy; and 

Environmental Impact  = Energy 
efficient properties reduces heating costs and 
carbon emissions.

Lincs Rurals return on assets 
during the year

Maximising the Association’s 
development capacity completed 
26 new affordable homes during 
the year  

Social Impact  = Close working local 
partnerships, helping them to help themselves 
through Community Land Trusts, helping 
local people to stay in their communities and 
sustain support networks benefiting families;

Economic Impact  = Accessed 
Government funding of over £½m to complete 
the projects and contributed almost £2m to 
the local community; and

Environmental Impact  = Construction 
process environmentally friendly incorporating 
renewable technology reducing future carbon 
emissions by 66 tonnes over the next 30 years.

Investment in existing properties

Social Impact  = Improved health and 
well-being of tenants, increased satisfaction, 
pride in the community, reduced antisocial 
behaviour;

Economic Impact  = Quality homes 
in demand maximises rent recovery and 
minimises empty properties, reduced cost of 
social and health services; and

Environmental Impact  = Improved 
energy efficiency, reducing carbon 
emissions and promotion of environmental 
responsibility.

The ‘return on assets’ is considered in 
the Association’s ‘Value for Money Self- 
Assessment’, available on request.

Lincs Rural works to create improvements in rural communities and measure 
the social, financial and environmental impact. Examples are:




