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January 15, 2013 
  
Dear Friends and Supporters: 
 
After a first year of urgencies such as deciding what food to buy, raising a beam so the 
roof did not collapse, and starting to define our spirituality, the year of 2012 found 
Lucy Stone Co-op (LSC) building on that foundation by streamlining our decision-
making in house meetings, thinking about how our house interacts with our 
neighborhood, and trying different social justice actions together. 
 
In June, LSC’s parent organization, Unitarian Universalist Community Cooperatives 
(UUCC), gathered its membership for a day of visioning. We dreamed about new 
projects and communities but also emphasized the value of nurturing our current 
community, LSC, whose success is the cornerstone for our future. This fall, the UUCC 
board committed to buying one to two houses in the next five years. 
 
2012 found LSC nesting and creating the trust necessary for community building. We 
have spent time as a “family” laughing over dinner, plotting over breakfast, weeding 
the garden, setting aside our cooperative natures on game night, and painting the 
dining room. 
 
Our “extended family” makes LSC extra special. When a guest helps wash dishes, when 
a Unitarian Universalist congregation sends money, when a family member educates a 
friend about co-op living, when a neighbor drops by for dinner...we remember that 
giving and receiving are often indistinguishable. Thank you all for your work, 
donations, good words and presence! 
 
This report includes some accomplishments of our community and how we have been 
living our values of spiritual practice, sustainability, and social change. It also includes 
how we have raised and spent money and how we plan to manage our resources for 
the future. Thank you for reading! 
 
Blessings and Gratitude, 
 
Members and Board 
Unitarian Universalist Community Cooperatives 
 
 

 
website: www.lucystonecoop.org  email: info@lucystonecoop.org 

 



 
 

   
"One of my goals this year has been to explore a 

spiritual path for myself.  So many people in the house 
have been open to sharing their own spiritual journeys 
and it's been great to be invited to share with them." 

-Nathan Eckstrom, resident 

  

   
   

 
Clementine, Will, and Heather prepare dinner 

  

   
   

“I have never felt a greater sense of family.  
Thank you for inviting us into your hearts and home 
 for an unforgettable night of great music, great food, 

and great company.” 
 -Kathie Bostonian 

  

   
   

 
Bert & Ernie on our front steps at Halloween 

  

W H O  I S  U U C C ?  
 
As the nonprofit owner of Lucy Stone Cooperative, 
Unitarian Universalist Community Cooperatives (UUCC) 
has had an exciting year. With Lucy Stone Co-op taking 
flight, we began to look at what differentiated UUCC the 
nonprofit organization from the Lucy Stone Co-op, the 
intentional living community.  
 
In order to discern the mission and vision of UUCC, we 
hired a strategic planning consultant through Third Sector 
New England. After much preparation the board, 
membership, and other community partners came 
together for a day-long process of visioning. 
  
Out of that collective experience, the board has now 
created the UUCC  mission statement: 
 

“Grounded in the  
values and tradition of  

Unitarian Universalism,  
Unitarian Universalist Community 

Cooperatives grows intentional housing 
communities of spiritual practice, 
sustainability, and social change.” 

  
We also outlined some highlights for our five-year goals: 
 

• Buy another 1 or 2 houses in the next five years 

• Expand the financial and governance infrastructure 
of the organization 

• Expand our outreach and communications with 
our wider community 

• Create more formal structures for both individual 
and organizational partnerships 

•  Deepen our shared spiritual practice and social 
change work 

•  Cultivate a community of diversity and anti-
oppressive learning 

 



 
 
 

 

 

C O M M U N I T Y  H I G H L I G H T S  
 
Lucy Stone Co-op provides a community for residents and visitors where we can 
more fully live our values of social change, spiritual practice, and sustainability. 
This year, we practiced our values through work, play, and spiritual 
gathering: 
 
- We hosted a spiritual, reflective, and cozy New Year's Eve party 
- We had house retreats in February and October to strengthen our internal 
community 
- A small, dedicated group of residents meditated twice a week at the house 
- We cooked, ate, and cleaned up after house dinners 
- We switched our energy to a greener supplier 
- We held workdays to paint, clean, repair, weatherize and update our house 
- We interviewed and welcomed new members to our community 
 
 
We reached out to our wider community in various ways:  
 
- We hosted youth group tours and discussions of living our UU values in 
community 
- We hosted a Halloween party to serve healthy snacks to sugared-out trick-or-
treaters 
- We served cider to chilly Christmas-carolers during their neighborhood tour 
- We supported Alternatives for Community and Environment (ACE) with a 
solidarity supper 
- We canvassed with housing co-ops for City Life/Vida Urbana, a local housing 
justice organization  
- We held a solidarity supper to help a neighbor pay medical bills 
 
 
While we have had many important moments of outreach and connection 
outside our walls, this year has found many of us focusing inwards on 
strengthening our community of housemates. We have found that even (or 
especially) in the mundane tasks of living, we can live our values. As a house, 
we have spent business meetings and committee time:  
 
- clarifying our chore expectations 
- setting expectations for meeting facilitation  
- defining our consensus processes 
- dividing financial decisions among the house meeting, board, accountant, or 
committees 
- created a committee to plan a house curriculum on anti-racism, anti-
oppression, and multiculturalism 

  

 
Gabriel is a board member  
of Unitarian Universalist 
Community Cooperatives 
(UUCC). He helped create 

Bostoncoop.org and the Boston 
Collective House Assembly,  

a group dedicated to connecting 
communication between  
housing communities and  
the cooperative movement. 

 
Gabriel says:  

“I live at the Spirit of '76 coop house 
in Medford, MA. I was first introduced 
to the Lucy Stone Coop when I attended 
one of their community Sunday Night 
Dinners. I was really impressed with 

the care with which the members paid 
their guests and the intention that they 

place into their ritual and signing.  
I joined the Board of Directors in 

September 2011. I have found working 
together with this tight-knit group to 
be refreshing and productive. This past 

October I hosted the annual board 
retreat at my coop house. I especially 

was grateful for the opportunity to lead 
the Friday night service where I was 
able to bring some of my Buddhist 

tradition into our UU rituals. I look 
forward to continuing to work together 

to expand UUCC by purchasing 
additional houses.” 

 



 
 

 

 

“When 28 Moreland was for sale, many neighbors wondered 
what would become of such a large property.  Would it fall into 
disrepair ...or be converted into unaffordable condos?   We are 

glad to have watched the house being managed by this 
organization that tends to the property and prioritized active 

engagement in its community.” 
 -Kim Janey, Historic Moreland Street  

Neighborhood Association 

 

 
The Dudley area of Roxbury has a rich tradition of 
neighborhood parties. Lucy Stone Co-op residents 
volunteered for the Weaverfest (a neighborhood 
barbeque hosted by the Weaver family since 1963) 
this July and enjoyed the festivities. This August,  
we held our own neighborhood barbeque, and  
40 neighbors joined Lucy Stone Co-op residents  
in singing happy birthday to Lucy Stone (it was  
her 194th birthday). We enjoyed food made by 
neighbors and residents of LSC, played lawn  
games, and talked with old and new friends.  
Two neighbors told residents of Lucy Stone  
Co-op that they felt very welcomed and included, 
because residents made a point to meet everyone 
and reach out.  

“This has been terrific! Thank you for welcoming me  
into your community. I’m looking forward to sharing 

 more time with you over the next few months.” 
 -Alexander Curtis, neighbor 

 

 
 

 
 

 



 
 
“To the activists and spiritual entrepreneurs 

at the Lucy Stone co-op: you are an 
inspiration to me as a young adult and as a 

person looking for a healthy, nurturing 
community. Thank you for having us Young 

Adults from the UU Church of Shelter 
Rock.” 

 -Amanda-Beth Campbell 

  

   

 
Anahita plays with beloved LSC housemate Dexter 

  

   
"I've been thinking about different ways of 

living, and it's amazing to be around so 
many people who make brave decisions 
about how to live their lives everyday." 

-Matt Meyer, resident 

  

   

 
Greg works on the bathroom tile and threshold 

  

   

F I N A N C I A L  H I G H L I G H T S  
 
NEW PROJECT DONATIONS AND EXPENSES 
 
UUCC made the exciting decision to designate all of this year’s 
contributions from our fundraising party to new projects.  Because  
the Lucy Stone Cooperative is on such secure fiscal ground, we agreed 
that all donations would be best set aside for mission-based growth.  
 In the coming years, this new budget line may be used for special 
programs, staffing, or the down payment on a new property.  We also 
gave away 5% of this year’s donations, split between UU Mass Action,  
a UU legislative advocacy organization and Alternatives for 
Community and Environment, an environmental justice organization 
based in our neighborhood. 
 
THANK YOU UU FUNDING PROGRAM! 
 
2012 wrapped up our second and last year of grant funding from the 
UU Funding Program.  UUFP provided $19,400 over our first two 
years.   Those funds were essential for supporting our mission in 
leadership development, publicity, and organizational development. 
 
Among other things, the UUFP grant paid for: 
- Business cards 
- Prospectus packets for allied lenders 
- Brochures and other publicity materials 
- A website 
- Registration for the UUA General Assembly and NASCO Co-op 
development conference 
- Registration for facilitation and building skills workshops 
- Registration for co-op development training 
- Flowers for board members finishing their terms 
- Receptions at two UUA General Assemblies 
- Meeting supplies 
- Day–long training on Community Organizing 
- Day-long training on Leadership Development 
- Anti-Racism for Co-ops training 
- Music, food, space rental and supplies for three fundraising parties, 
grossing over $22,000 
- Food and materials for UUCC board retreats 
- Two neighborhood barbeques to celebrate Lucy Stone’s birthday 
- Hiring a strategic planning consultant 
 

 
 



 
 

Friends, neighbors, UUs, family, co-opers, and the 
curious continued to join us for Sunday night 

dinners and singing. Many people came for multiple 
nights, becoming short-term or long-term regulars. 

Sunday night dinners and singing have become a 
spiritual practice for some residents and friends. 

 
“I look forward to Sunday night dinner. It helps me 

transition to the new week. Thank you for your love.” 
 -your neighbor, Nia-Sue 

 

 
Anahita, sAm, and Liz during Sunday night singing 

 
“Thank you for having me over on this 
 particular evening. Blessed Be, All!”  
-Grey Lee from the Cambridge Co-op 

 

 
A delicious, wholesome dinner 

 
“Thank you for the delicious meal, your beautiful 
 spirits and voices, and the feeling of peace and joy  

I was brought tonight!” -Brendan 

VACANCY 
 
In 2012 we had budgeted for a Vacancy reserve of 6%.  
Vacancy rates in Boston have been under 5%.  Lucy Stone 
Co-op however had a 2012 vacancy rate of 1.2%.  
 
Because our vacancy rate has been consistently low, our 
budget for next year was adjusted to a 4% vacancy, making 
more funds available for capital improvements and other 
operating expenses.  This should reflect the reality of where 
our funds are most likely to be needed. 
 
AFFORDABILITY 
 
UUCC was excited to make the decision this year that a 
rent increase for Lucy Stone Co-op was not necessary.  
While we had budgeted for a 1% increase to begin 2013, 
our solid financial condition, low vacancy rate, and healthy 
reserves made it clear that we could prioritize affordability 
for our members.  
 
This is a testament to the nonprofit cooperative model of 
home ownership that we could stabilize rent for our 
membership in a year when a tightened rental market has 
increased market rates in Boston by more than 7%. 
 
EXPANDED CAPACITY 
 
UUCC has partnered with three other housing cooperatives 
in the Boston area to hire a part-time accounting 
consultant.  Stacey Cordeiro has a Master’s degree in 
Community Economic Development and a long history of 
cooperative development and financial management.   She 
will be working with UUCC to develop more robust 
accounting practices, streamline our process for tax filing, 
and be on call year-round for technical support.  We’re 
excited to take this big step toward strengthening our 
organizational infrastructure. 
 
NOTES ON 2012 BUDGET V. ACTUAL 
 
The UUCC board has set policy requiring an additional 
$100 in rent for housing a second person in a room.   
Although we had not budgeted for it, we had several  
 

  

 



 
 

 
Goofing off at the 2012 Housemates Retreat 

  

   
“I couldn’t be more proud and grateful to know you all! 

You give me so much hope.” 
-BettyJeanne Ruters-Ward 

  

   

couples sharing rooms throughout the year.  Half of the 
shared fee is returned to the housemate account to offset 
utilities costs. The other half is retained by UUCC and in 
the future will be designated for capital improvements.  
This previously unbudgeted income and expense now 
shows up in the “2012 Budget v. Actual” 
 
We also did not budget for any income from donations 
or for the costs of fundraising.  This income and 
expenses, largely to our benefit, is also portrayed now in 
the “2012 Budget v. Actual.” 
 
These surpluses, in addition to our low vacancy rate, are 
largely responsible for this year’s surplus of $13,523, 
which is $4,575 greater than anticipated.  We had 
cautiously budgeted for a debt services ratio of 1.29 and 
in fact finished the year with 1.44 
 
The conclusion of 2012 then brings our total cash 
reserves to $42,144. 

 
“This past year I co-facilitated a Coming of Age group and a young adult group who visited the Lucy Stone Cooperative as part 
of trips to Boston touring important and historic Unitarian Universalist sites. I and my co-facilitator told them about LSC and 

asked the participants to reflect on the meaning of community. Then we led them in a "circle-style" worship service that 
involved singing, candle-lighting, and sharing. I personally gained a lot from the experiences--I found the enthusiasm and 

curiosity of the young people very inspiring and I felt connected to the wider Unitarian Universalist community.” 
-Marshall Hawkins, friend of LSC 

 
 
 
 



 
 

2012   
BUDGET V. ACTUAL   

   
Lucy Stone Cooperative Avg rent per month: 495 

28 Moreland St Tot. # of bedrooms: 11 

11 beds, 13-14 people vacancy allowance 6.00% 

   

   

 Year 2 Year 2 

INCOME (Budget) (Actual) 

Gross Potential Income 65,327 65,340 

Vacancy Factor -3,920 -813 

Shared Room fee 0 2,830 

Income from Donations   4,657 

Total Effective Income 61,407 72,014 

   

   
EXPENSES   
Operating expenses   
Overhead & Administration 750 475 

Capital Improvements 8,250 8,160 

Maintenance 2,250 2,474 

Property Taxes & Fees 2,532 4,918 

Insurance 6,009 5,994 

Legal & Accounting 1,030 2,151 

Education and Training 750 595 

Program & Fundraising  1,861 

Shared Room Fee Transfer to House Acct. 1,350 

Total operating expenses 21,571 27,978 

   
Net Operating income 39,837 44,036 

Debt service 30,889 30,513 

   

   
Net income (to Reserves) 8,948 13,523 

   
Debt Service Coverage Ratio 1.29 1.44 

   
Total Cash Reserves 36,569 42,144 

(Combined Operating, Capital, & "Mission-Based Growth")  
 


