2015 PROSPECTUS

“MAKE THE WORLD BETTER.”
Lucy Stone’s final words, whispered to her daughter, Alice.

Dear Friends in Faith,
A few weeks ago, Unitarian Universalist Community Cooperatives (UUCC) signed an agreement
to purchase a 15-bedroom, 6,000 square foot house. As the new sister co-op of Lucy Stone, the
Margaret Moseley Cooperative will be the second community owned by UUCC. Our second
property will not only expand the mission of cooperative housing grounded in the values and
tradition of Unitarian Universalism, but will be a huge step toward building the depth and vitality
of our organization.
We’ve been working with a core team of three families, who have been creating the vision, policies,
and practices for this new community. They have articulated the goal of a multi-generational,
family-friendly community, which is actively engaged in their neighborhood and the wider world
around them.
The world as it is doesn’t always allow us to live our values as faithfully as we would like. Living
cooperatively is a way to go deeper into our faith and do together what we can not do alone.
Through shared resources and intentional community we can align our daily lives with our
Unitarian Universalist values.
To that end, five years ago UUCC purchased an 11-bedroom home in Boston, MA and created the
Lucy Stone Cooperative. The residents of Lucy Stone have worked to live our values in the daily
decisions of where we buy our food, how we share our meals, hosting events for neighbors, family,
friends, and fellow activists, and through democratic decision-making. In the last two years, we’ve
had over eighty people apply for the six rooms that have become available at Lucy Stone, showing
us that there is a yearning for this type of intentional spiritual community.

Today, we are reaching out to you to ask for your support.We are seeking allied loans that will provide
a solid foundation for the financing of our second property, grounded in the values and tradition of
Unitarian Universalism.
Lucy Stone Cooperative was a new model of Unitarian Universalist community that struck the
imagination of our denomination and the cooperative community. By expanding to a second
community, we are taking concrete steps to move beyond a single model to what we believe will
become a movement of Unitarian Universalist intentional living communities. Join us!
Yours in Faith,
The Members and Directors of UUCC

Table of Contents
Mission & Vision Statements			

					

1

Strategic Plan									

2

Introducing Margaret Moseley Cooperative					

3-5

Life at a UUCC House								

6-7

The Co-op Model					

				

8

Board of Directors					

				

9-10

Financial Partnership				
Development Budget		

					

11

							

12

Pro-Forma Operating Budget			
Profit & Loss Statement		

					

13

						

14

Balance Sheet					
Sample Loan Commitment Forms		

					15
				

16-17

Letter of Support from Tim Brennan, Treasurer & CFO of the UUA		

18

Letter of Support from Historic Moreland Street Neighborhood Association

19

Letter of Support from the Co-op Fund of New England				

20

Article from UU World								

21-22

Article from the National Association for Students of Cooperation (NASCO)

23

Article from Standing on the Side of Love blog					

24

Our Mission
Grounded in the values and tradition of Unitarian Universalism,
UUCC grows intentional housing communities of spiritual practice,
sustainability, and social change.

UUCC Founders, Board Members, and Housemates

Our Vision
UUCC envisions owning multiple houses where communities of approximately 6-20 people can
live intentionally and democratically, informed by Unitarian Universalist values and tradition. The
world-as-it-is does not always allow us a supportive environment to relate to our economies, our
food systems, our neighbors, or the earth in ways that most reflect our values. Cooperative living
creates a structure and a community of mutual support for people to align their daily decisions
with their values and their faith.
UUCC houses will be grounded in the values of sustainability, spiritual practice, and social change.
Each UUCC community will determine the shared practices that most allow their community to live
out these values. We envision owning properties in and around the Greater Boston area and may
expand outside of the New England region as we grow.
We envision a diversity of people and practices in our UUCC houses, knowing that different
communities will fulfill different needs for individuals and families. The shared practices of
sustainability, spiritual practice, and social change may look different in each future house, but
every UUCC community will challenge and support its resident members in going deeper in their
personal and collective journeys. UUCC houses will be communities where students, families, retired
individuals, activists, spiritual seekers, and all people seeking faith-based community grounded in
Unitarian Universalism thrive.
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Our Strategic Plan
In June of 2012, we held a strategic planning session with the membership and other supporters of
UUCC. There were clear goals that emerged from that time together, one of which was to purchase
another one or two houses in the next 5 years. Our board of directors has moved toward that goal by
expanding our organizational infrastructure and beginning to have conversations with supporters to
vision and strategize for the founding of a second UUCC community.
Our plan includes goals in the following areas:
•
•
•

Branding & Communications
Documentation
Spiritual Nourishment &
Religious Identity

•
•
•
•

Partners & Networks
Extended Community
Financial Development
Skill-Building & Innovation

•
•
•

Property Growth
Governance Structure
Diversity

Highlights from our Strategic Plan include:
•
•
•
•
•
•

Buying another 1 or 2 houses in the next five years
Expanding the financial and governance infrastructure of the organization
Expanding our outreach and communications with our wider community
Creating more formal structures for both individual and organizational partnerships
Deepening our shared spiritual practice and social change work
Cultivating a community of diversity and anti-oppressive learning

Our Core Values
UUCC will ask each newly forming community to identify their shared practices for sustainability,
spiritual practice and social change. For some houses, meditation and anti-oppression workshops
may be central. For others, they may gather around worship, singing, and neighborhood engagement.
Every house will be different, but every house will have its own clear communal activities
and practices.

SUSTAINABILITY

SPIRITUAL PRACTICE

SOCIAL CHANGE

Intentional living allows
us to make choices about
food, energy, building
materials, and sharing
resources in a way that
greatly reduces our
collective impact on the
environment.

Our UUCC houses will be alive
with the spirit-filled energy of
reading groups, workshops,
lighting chalices to begin meetings, weekly meditation, shared
meals, annual retreats, interfaith
connections, and our weekly
Sunday night singing, worship,
and more.

Beyond the walls of our houses, we will foster a larger
“extended family” of spiritual and political activists.
Our goal is not to withdraw from the world, but to
engage more fully with it. Through neighborhood
meetings and parties, gatherings of fellow cooperators, trainings, and community organizing, we are
in solidarity with the dreamers and changemakers in
our neighborhoods and wider communities, working
for justice, grounded in love.
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INTRODUCING

Margaret Moseley Cooperative

Central to the purchase and development of UUCC’s second house, the Margaret Moseley Cooperative,
are these folks who serve on the Core Team.
Katherine Jenkins Djom is a mother of two sons, teaches
Humanities and English as a Second Language at Boston Arts Academy,
and is also a board member at Unitarian Universalist First Parish Church,
Dorchester. Her other passions include working as a doula with pregnant
and post-partum women and their families, and working on a variety of
social justice and community development projects in her community in
Boston and abroad, in Haiti and Cameroon. Katherine received a BA in
International Relations and Africana Studies from Wellesley College, and
a Masters in Education from University of Massachusetts. She looks
forward to building a cooperative house that embraces families, reflects
her neighborhood community and is filled with music.

Gamal Smith is an avid biker, father of an 11 year old, educator,
and law student. He and his son are current residents of the Lucy Stone
Co-op. Gamal earned his Bachelor of Arts in History from the University
of Massachusetts Boston, and he is currently studying at Suffolk University Law School. He serves as a co-director of Transitions Camp at the UU
Rowe Camp and Conference Center, and he is coordinator for FUUTURE
at Ferry Beach Park Association. Gamal came to Unitarian Universalism
15 years ago, and he is passionate about urban farming, cycling advocacy,
and creating communities of meaning, spirit, creativity and compassion
which are welcoming to families of all sizes and types.

Mea Johnson has lived in Boston for almost 15 years with her
son Tobias. She has experimented with a number of shared housing
communities and is excited about finding common ground for shared
spiritual practice and social change work. She works at a bakery and
has a long history of community organizing and activism. She is
currently very involved with her community in Dorchester and doing
racial justice work with Idle No More and Deep Abiding Love.
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INTRODUCING

Margaret Moseley Cooperative
(continued)

ABOUT THE PROPERTY
If all goes well, UUCC will be closing on 89 Munroe on Sept 30th.
We are purchasing the property from Beatrice Jones, who has lived
there since 1936. The property will have 15 bedrooms, 2 kitchens,
4 bathrooms, and 5 common rooms. It’s 6,000 sq/ft, which is
substantially larger than the Lucy Stone Cooperative.
The location of 89 Munroe is one of it’s biggest features.
The house is:
• Half a block from Horatio Harris park,
and another block from Malcom X Park
• 1 mile from Lucy Stone
• 0.7 miles from the Jackson Square subway station
• 0.8 miles from Dudley Square

The future Margaret Moseley Cooperative

The house needs a great deal of work. We are budgeting $200,000+
renovations for a period of 4-6 months. We are currently working
to plan out the process and administration of the renovations project.
The purchase price of the house is $575,000 and we received a
post-renovations appraisal valuing the property at $770,000.

WHO WAS MARGARET MOSELEY?
Margaret Moseley was a Unitarian African-American civil rights activist from Dorchester, MA. Moseley originally
wanted to be a nurse but was turned away by every hospital-nursing program in Boston because of her race. She
was a founding member of Cooperative Way, a consumers cooperative in Boston in the 1940s. Moseley also served
on the board of the Civil Liberties Union of Massachusetts. She was a founding member of Freedom House in
Roxbury, a leader of anti-McCarthyism movement in the 1950 and president of the Community Church in Boston.
After moving to Cape Cod in 1961 she helped form local chapters of the NAACP and WILPF. She was a founding
member of the Community Action Committee of Cape Cod and the Fair Housing Committee on Cape Cod. Moseley was active in the Unitarian Church of Barnstable as a founding member of their Social Responsibility Committee and the first woman to chair their board. She was also on the boards of the Cape Cod Section, Mass Society of
Prevention of Cruelty to Children and the Elder Services of Cape Cod. She worked on voter registration campaigns
in Selma, AL in 1965 and received the MLK Award from the Fellowship of Reconciliation.
The Women’s International League for Peace and Freedom (WILPF) established the Margaret Moseley Memorial
Peace Education Fund in her honor in 1989.
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VISION FOR

Margaret Moseley Cooperative

The core team for the Margaret Moseley
Cooperative has been hard at work visioning
for what the second UUCC house will look
like! Here’s some of what they’ve generated
so far...
Margaret Moseley Cooperative Core Team and Family

VISION STATEMENT FOR BEING IN RELATIONSHIP WITH OUR NEIGHBORHOOD:
Our intentional community will not be a retreat away from the world, but a way to engage
more fully with it. We strive to be good neighbors, both personally and organizationally.
We will build long term accountable relationships with specific neighborhood organizations.
We will invite our neighbors over to our home for special events and informal dinners.
We will create a community that is known for it’s hospitality.
We are also committed to showing up at neighborhood events to support the organizing
and community-building work of local organizations and associations.
Our house seeks focused ways to work together and with our neighbors
to create a more just world at the local level.
We are committed to ongoing learning in our neighborhood context, learning our history
from elders in the community and listening to youth for their vision of the future.
We also learn about our own values by listening to the needs of those
who have been most affected by the broken system that we are working to change.

VISION STATEMENT FOR RAISING CHILDREN IN COMMUNITY
We live in a consumerist culture which contributes to isolation of the individual. Raising children
in community is a solution which recognizes our interdependence within and between families.
We believe raising children in community offers more stability, learning, and love for our children.
In community, we can take better care of our bodies and souls through the
connections and support we provide one another.
We believe children and adults benefit from close and supportive relationships
with members of all generations.
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Life in a UUCC House
Many people are curious what life is like living
in a UUCC house.
At Lucy Stone Cooperative housemates share an
11-bedroom Victorian house in Roxbury, MA.
We have shared meals five nights a week and divide
up the cooking and cleaning. Our chore chart
includes normal cleaning tasks, as well as things
like attending the neighborhood association
meetings, gardening, making yogurt and granola,
housemate selection coordination, and house
historian.
The Lucy Stone Cooperative

We have a house meeting every other week, run by
UUCC’s first property
consensus, where we discuss programs and systems
of the house. In order deepen our connections as
housemates, meetings are also a time for silent reflection, singing, crafts, and games. In addition
to public programs, housemates also have work days to care for our old house twice a year and
housemate retreats twice a year. We imagine that future UUCC houses will have a rhythm and
flow to the community that resemble life at the Lucy Stone Co-op.
The core team for Margaret Moseley Cooperative is developing planned practices and
commitments for future housemates. They are discussing a housemate calendar that includes
retreats, workdays, neighborhood events, shared spiritual practices, housemate meetings, and
holiday celebrations.

WHO WAS LUCY STONE?
Lucy Stone (1818-1893) was a Unitarian speaker, editor, and organizer in the
early abolitionist and women’s suffrage movements. She was the first woman from
Massachusetts to earn a college degree, the first woman to make her living as a
full-time speaker for women’s rights, and the first woman to publicly keep her
maiden name in marriage.
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Life in a UUCC House
LUCY STONE COOPERATIVE RESIDENT RESPONSIBILITIES:
• Attend bi-weekly house meetings, annual retreat, workdays, and annual membership meeting of UUCC.
• Pay rent and other expenses on time.
• Respect the rules and agreements of the Cooperative.
• Practice direct and open communication.
• Contribute about 10 hrs/week of house-related chores and activities.
• Play a role in supporting and building our extended family of neighbors, co-opers, and people of faith.
SUNDAY SINGING
“A person who does not regard music as a marvelous creation of God, must be a clodhopper indeed” –Martin Luther
Lucy Stone Co-op invites our wider community to join us for dinner and singing every Sunday night. Vegetarian dinner
is served at 7pm. After dinner we turn down the lights, light candles, and sing together from Rise Up Singing, UU
hymnals, or any other song our guests want to teach and share. This has become one of our favorite shared spiritual
practices, and is a regular touchstone for many members of our community.
TOURS FOR YOUTH AND COMING OF AGE GROUPS
The Lucy Stone Cooperative has been excited to connect to our larger UU family and we invite Coming of Age groups
and other youth groups to visit our community for a tour, workshop, and shared meal or worship. The goals of this
program are to:
• Explore UU identity and community in a non-congregational setting.
• Learn about contemporary, urban, UU movement-building.
• Hear the story of how UUs came together around a collective vision.
MARTIN LUTHER KING DAY
LSC has begun a tradition of inviting our wider community to join us in celebrating Martin Luther King Day by reading
King’s “Letter from a Birmingham Jail.” Each participant may read a paragraph out loud, as we pass the letter around
the room. Afterwards, we share a meal together and talk about the current struggles for civil rights that are still with us.
OTHER EVENTS
To addition to these traditions, LSC has also hosted book clubs, movie nights, anti-racism workshops, Super Bowl
parties, “crafternoons,” and New Year’s celebrations. As UUCC expands, we look forward to expanding not only our
living communities, but creating more centers for social change, spiritual renewal, and community building.
NEIGHBORHOOD ENGAGEMENT
Every UUCC community we grow takes root in a specific neighborhood with its own history and culture. For Lucy Stone,
participation in the vibrant community of neighbors around us has been central to our own community. We have grown
in relationship to our neighbors and our neighborhood, thinking intentionally about how to join a new geographic
community in addition to being a part of communities of co-opers and Unitarian Universalists.
Every August, in celebration of our namesake’s birthday, we go door to door inviting our neighbors to join us for a big
barbecue in our yard. We’ve had 40+ neighbors come to our last two barbecues. It’s a been a wonderful chance for us to
spend the afternoon sitting in lawn chairs hearing the stories of our house, our neighborhood, and about the lives of
those with whom we share this city.
Lucy Stone has collaborated with the Historic Moreland Street Neighborhood Association to host Christmas Caroling,
Cider and hot chocolate at our house on the Halloween trick-or-treat route. LSC also actively attends city meetings about
development in our Dudley Square neighborhood.
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The Co-Op Model
The International Cooperative Alliance defines a cooperative as:

“An autonomous association of persons united voluntarily to meet their common economic, social,
and cultural needs and aspirations through a jointly-owned and democratically-controlled enterprise.”
As a non-profit organization The UUCC uses a “group equity” model, in
which the building and land are purchased with community-supported
financing and owned by a nonprofit called Unitarian Universalist Community
Cooperatives. Resident-members of each house elect, and are represented
on, the board, having control over all significant property decisions. In this
way, the cooperative is owned and run by its members through the nonprofit.
Housemates pay rent to the nonprofit (UUCC), but no individuals gain private
International Symbol
equity. Organizational equity is accrued over time to help create more co-ops and of Cooperatives
keep the rent affordable.
In some ways, UUCC acts as a landlord. Housemates sign a lease when they move in,
which is a contract with UUCC. They also sign a Membership agreement, which outlines
their rights and responsibilities as members of the Co-op.

RIGHTS & RESPONSIBILITIES OF UUCC MEMBERSHIP
Becoming a housemate of the Lucy Stone Co-op, the Margaret Moseley Co-op, or any other UUCC
house makes you a member of UUCC, and there are rights and responsibilities of membership, in
addition to the rights and responsibilities of being a housemate. Some of these include:
•
•
•
•
•

Members must act in accordance with the signed membership agreement and lease.
Every member gets one vote at the annual meeting.
Members may run for the board of directors.
Members may request items be put on the board meeting agendas.
Members may view the minutes, budgets, bylaws and other legal documents of the cooperative.
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Our Board of Directors
HEATHER CONCANNON is currently serving as Assistant
Minister of Youth and Families at the Unitarian Universalist Area Church
in Sherborn, MA. She has a Masters in Divinity from Andover Newton
Theological School. Heather studied Women & Gender Studies at Simmons College, and loves that she gets to call Boston her home. Heather
loves working at UU Rowe Camp during the summers, and has been
nurtured by many UU communities throughout her life. Heather was
a founding member and currently lives at the Lucy Stone Cooperative.
She is inspired by the way communities can care for one another, play
together, create beautiful music, and cook delicious food.

REBECCA FROOM serves as Minister at United First Parish
Church, Unitarian Universalist, in Quincy, MA. She is a graduate
of Harvard Divinity School and Vassar College. Rebecca comes
from a Unitarian Universalist and Presbyterian background
and is a member of Unitarian Society of Germantown in
Philadelphia, PA. She and her husband Alec have lived in the
Boston area since 2009 and at Lucy Stone Cooperative since
2012. In addition to her passions for ministry and growing
intentional communities, Rebecca enjoys reading, hiking, rock
climbing, walking labyrinths, and playing board games.

MATT MEYER works as an itinerant UU musician and preacher,
having lead hundreds of services for UU congregations around the
country. He is a founding member of the Sanctuary Boston where
he currently serves as Director of Operations and Community Life.
For three years he worked as a Housing Program Organizer for the
Cooperative Development Institute of New England providing
assistance and training to mobile home cooperatives, supporting
them in governance and financial management. He is also very
serious about his knitting.
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Our Board of Directors

(continued)

REV. ELIZABETH NGUYEN serves as the Unitarian Universalist
Association’s Leadership Development Associate for Youth and
Young Adults of Color. For several years, she also served a community
ministry as the Director of Programs and Inclusion at Boston
Mobilization where she supports youth-led social justice education
and community organizing. She is affiliated with First Parish in
Cambridge, UU. She joined the board of UUCC in 2010 just in
time to help birth the Lucy Stone Co-op. She first fell in love with
cooperatives as a way of creating a more just and loving world
while living at the Wellstone House for Organizing and Activism
at Carleton College. Sunday Night Singing at the Lucy Stone
Cooperative is one of Elizabeth’s favorite spiritual practices.

EVAN SEITZ is currently working as an unpaid community organizer
in the Boston area. He has worked at the UU College of Social Justice
and as a community planner for FEMA, helping neighborhoods rebuild
after catastrophic natural disasters. He holds a bachelor’s degree in
environmental design from the UMass Amherst. Evan grew up
Unitarian Universalist at First Parish of Bedford where he can still
be found playing trombone at the Christmas Eve worship. He lives in
a coop in Somerville, MA, bikes avidly and is active in the fossil fuel
divestment movement.

LIZ WEBER is a seminarian at Andover Newton Theological
School and an American Sign Language interpreter in the Boston
area. A supporter of UUCC since its inception, Liz joined the Board
in September of 2013. A lifelong UU and a former leader in local and
national UU young adult communities, Liz is a member of Arlington
Street Church. She was raised in Dayton, Ohio, and has called Boston
home since 2001. She enjoys getting outdoors, making music and art,
practicing yoga, and sharing meals with friends.
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Financial Partnership
Responsible use of community financing is one of the many ministries that UUCC offers to its
members and wider community. Wherever your resources are invested, they go to work. Banks
use deposits to grow their portfolio. Companies use their stock purchases to expand their business.
UUCC stewards our shared resources with the goal of expanding communities of sustainability,
spiritual practice, and social change and purchasing more properties where Unitarian Universalist
intentional communities can grow and thrive. We invite you to invest in your values, in your faith,
and in a more democratic economy.

ALLIED LOANS
Unitarian Universalist Community Cooperatives is seeking allied community loans from churches,
organizations, and individuals. Loans made to UUCC to support the purchase of future properties
earn a fixed rate of interest at 0-3%. They are made for a five-year term with annual interest-only
payments. At the end of the five-year term, investors have the option to renew the loan or receive a
balloon payment of the full principle of the loan.

INVESTING IN OUR COMMUNITY
These “Allied Lenders” are the cornerstone of the UUCC financial model, offering our wider
community the opportunity to invest in their values and earn a fair return on their investment.
UUCC obtained $140,000 in allied loans to purchase the Lucy Stone Cooperative in 2010. Today,
we are reaching out to our community again, with the hopes of receiving $150,000-$200,000 in
loans that will comprise 20% to 30% of the property purchase, similar to a traditional down
payment on a house.
To ensure financial stability, UUCC commits to maintaining a debt service coverage ratio of 1.2,
as well as budgeting for appropriate vacancy, operating and maintenance reserves.
We ask that allied loans from individuals be in increments of $2,500 and loans from institutions
be in increments of $10,000. Lenders may choose an interest rate between 0% and 3%. To make
a commitment, please fill out a loan commitment form in this prospectus. We plan to purchase a
property before April 1, 2015, and as such, UUCC may request the disbursement of committed
funds at ant point until that time.

THE COOPERATIVE FUND OF NEW ENGLAND
The Cooperative Fund of New England (CFNE) currently holds the first-position mortgage on the
Lucy Stone Cooperative and UUCC is interested in partnering with them once again to finance the
purchase of our next property. CFNE is a US Treasury certified CDFI (Community Development
Financial Institution) with a successful 35-year history of providing a socially responsible investment
option to investors. More information is available at the CFNE website: www.coopfund.coop
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Margaret Moseley
Development
BudgetCooperative
Budget
OctoberDevelopment
1 - December 31, 2015
OctoberStreet,
1 - December
31, 2015
89 Monroe
Roxbury,
MA
89 Munroe Street, Roxbury, MA

Uses of funds:
Property purchase
Renovation
Renovation Contingency
Equipment & Appliances
Appraisal
Land Survey
Building inspection
Closing costs & Title Ins.
Finance fee
Legal (Lender's costs)
Legal (Buyer's costs)
Interim Property Costs (Lost Rent)
Interim Property Costs (Tenant Assistance)
Replacement Reserve
Operating Reserve

Amount
575,000
223,000
22,300
0
1,100
800
850
5,000
6,500
0
0
30,196
0
5,760
5,760

Subtotal

876,266

Total Uses

876,266

Sources of Funds:

Amount

agreed purchase price
(10 % of renovation cost)

1% of loan

5% of Net Operating Income
5% of Net Operating Income

Payment

Primary Mortgage

650,000

54,392

Allied Lenders

200,000

6,000

Cash equity*

15,010

Total sources
Contribution to Reserves

865,010
264

Amortization

Interest
5.50%

20

3% n/a

60,392

*Components of cash equity:
Donations:
Number of rented rooms at closing:
Membershare sales:

10,000
10
5,000
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Pro-Forma Operating Budget
beginning January 1, 2016
Avg rent per month:
Tot. # of bedrooms:

640
15

Charge increase per year
Expense increase per year
Vacancy allowance

Income

Year 1

Year 2

Year 3

1.0%
3.0%
5.0%

Year 4

Year 5

Gross Potential Income
Vacancy Factor
1st contribution from Reserve
Total Effective Income

115,200
-5,760
264
109,704

Operating expenses
Overhead (non-profit admin)
Capital Improvements
Minor Repairs
Property taxes (1.2%)
Insurance
Legal & Accounting
Education and Training
Capital Reserve Contribution
Loan Payment Reserve

1,000
12,000
2,500
5,571
7,000
1,000
1,000
2,000
5,000

1,030
12,360
2,575
5,738
7,210
1,030
1,030
2,000
5,000

1,061
12,731
2,652
5,910
7,426
1,061
1,061
2,000
5,000

1,093
13,113
2,732
6,087
7,649
1,093
1,093
2,000
5,000

1,126
13,506
2,814
6,270
7,879
1,126
1,126
2,000
5,000

Total operating expenses

37,071

37,973

38,902

39,859

40,845

Net operating income

72,634

72,562

72,738

72,897

73,039

Debt service (loan payments)

60,392

60,392

60,392

60,392

60,392

Net income (to Reserves)

12,242

12,170

12,346

12,506

12,647

1.20

1.20

1.20

1.21

1.21

Debt service coverage ratio
Total Cash in Reserves

19,506

116,352 117,516 118,691 119,878
-5,818
-5,876
-5,935
-5,994
110,534 111,640 112,756 113,884

38,676

58,023

77,528

97,176
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Profit & Loss Statement
January - December 2014

Lucy Stone Cooperative
Profit and Loss
January  December 2014
Total
Income
Non Profit Income
Program Income
Rent Income

22,267.16
4,831.69
67,230.00

Total Income

$94,328.85

Gross Profit

$94,328.85

Expenses
administrative
Allied Loans Interest
Capital Improvements
Donation
Education
Insurance
Legal & Professional Fees
Maintenance
Mortgage Interest
Office Expenses
Program Expense
Promotion
Reimbursement for Member
shared room fee
Taxes & Licenses

855.35
4,950.00
13,527.21
211.00
427.20
6,739.20
1,407.94
2,578.42
14,551.71
291.17
3,769.23
44.44
0.00
450.00
5,182.64

Total Expenses

$54,985.51

Net Operating Income

$39,343.34

Other Expenses
Reconciliation Discrepancies
Total Other Expenses
Net Other Income
Net Income

100.01
$ 100.01
$100.01
$39,443.35

Tuesday, Sep 01, 2015 09:41:06 AM PDT GMT4  Accrual Basis
This report was created using QuickBooks Online Essentials.
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Balance Sheet

Lucy Stone Cooperative
Balance Sheet
As of June 30, 2015

as of June 30, 2015
Total
ASSETS
Current Assets
Bank Accounts
28 Moreland House Acct.
BCC Checking (deleted)
Grant Funds (deleted)
LSCC Checking
MissionBased Growth (Reserves)
Reserves
Total LSCC Checking
ProgramsChecking
Total Bank Accounts
Accounts Receivable
Accounts Receivable
Total Accounts Receivable

4,014.36
0.00
0.00
54,303.11
21,666.33
29,621.00
105,590.44
0.00
$109,604.80
1,335.00
$1,335.00

Other current assets
Undeposited Funds
Total Other current assets
Total Current Assets
Fixed Assets
28 Moreland St Property
Total Fixed Assets
TOTAL ASSETS

2,155.00
$2,155.00
$113,094.80
384,221.25
$384,221.25
$497,316.05

LIABILITIES AND EQUITY
Liabilities
Current Liabilities
Other Current Liabilities
28 moreland St.food/utilities
Member Shares Payable
Shared Room Fees Due
to LSC
Total Shared Room Fees Due
Sliding Scale Rent
Total Other Current Liabilities

0.00
5,000.00
75.00
75.00
1,125.00
$6,200.00

Total Current Liabilities

$6,200.00

LongTerm Liabilities
Allied Loans Payable
CFNE Mortgage

135,000.00
268,464.54

Total LongTerm Liabilities
Total Liabilities
Equity
Opening Balance Equity
Retained Earnings
Net Income
Total Equity
TOTAL LIABILITIES AND EQUITY

$403,464.54
$409,664.54
861.37
79,825.81
6,964.33
$87,651.51
$497,316.05

Tuesday, Sep 01, 2015 09:39:05 AM PDT GMT4  Accrual Basis
This report was created using QuickBooks Online Essentials.
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PROMISSORY NOTE
$
(Loan Amount)

(Date)

To partner with the Unitarian Universalist Community Cooperatives (UUCC) in growing
intentional housing communities grounded in the values and tradition of Unitarian
Universalism.
For the amount received, Unitarian Universalist Community Cooperatives, Inc. (UUCC)
(“Borrower”) with an address of 28 Moreland St. Roxbury, MA 02119 promises to pay to
the order of _________________________(“Lender”)
the sum of
dollars ($
),
together with interest thereon from the above date at the rate of 3% per annum.
Payments & Interest
Payments of interest only will be payable in annual installments of $
beginning
with a pro-rated payment on January 1 of the year in which the loan is received. Payments
will continue on the same day each year thereafter until
. The final interest
payment, also pro-rated, will be accompanied by the principal payment. Lender hereby
aggress to subordinate its right to payment under this note to any one or more mortgage
lenders that may extend mortgage loans to the Borrower in connection with Borrower’s
acquisition of property in or around Boston, Massachusetts. Payments shall be made at any
such place as the Lender may from time to time designate in writing.
Maturity
This Note, including all principal and accrued interest hereunder, shall be due and payable
on the date which is five years after the date first written above (the “Maturity Date”), or
upon any default under this Note which continues beyond any applicable notice and cure
periods. This note may be extended by mutual agreement at any time.
Default
Payments not made within 30 days shall be subject to a late charge of 20% of the payment
amount. Additionally, If any payment due under this Note is not paid within sixty (60)
days after the date such payment is due, Lender may, by notice to UUCC, declare the entire
principal amount outstanding under this Note to be immediately due and payable in full.
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Prepayment
UUCC has the right to pay before due the unpaid balance of this Note or any part thereof,
from time to time, without penalty or premium. All prepayments shall be applied first to
interest accrued to date and then to principal.
Miscellaneous
This Note and the obligations of UUCC hereunder shall be governed by and interpreted
and determined in accordance with the laws of The Commonwealth of Massachusetts. This
Note may not be amended, modified, or changed, and no waiver of any provision of this
Note shall be effective, except only by an instrument in writing signed by all participating
parties.
Subordination & Security
Lender understands that there are other loans made to the Borrower that have a security
interest in the assets of the cooperative and that are superior to the Note of the Lender.
Lender understands that there are unsecured creditors and other lenders to the cooperative
that have interests which may be superior to that of the Lender. This Promissory Note shall
be binding upon the respective heirs, executors, administrators and personal
representatives of the lender.
Financial Reports
The borrower agrees to provide the lender with an annual report within sixty days of each
new fiscal year. The lender may also request at any time to see the most recent quarterly
financials statements.

Unitarian Universalist Community Cooperatives, Inc.
Signed:
Name: Heather Concannon
Title: President, Board of Directors.

Lender
Signed:
Name:
Address:
City, State, Zip:
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The Historic Moreland Street Neighborhood Association
November 15, 2012
To Whom it May Concern,
This letter is to affirm that the Lucy Stone Cooperative has been an invaluable asset to the
Historic Moreland Street District of Roxbury. The Co-op first moved onto the Moreland
Street almost two years ago and since that time they have shown a clear commitment to
participation in neighborhood activism and community engagement activities that are
consistent with mission and vision of the Historic Moreland Street Neighborhood
Association (HMNSA).
The mission statement of HMNSA states that it “engages, encourages, and empowers
neighbors to improve the quality of life in our neighborhood through collective action by
building relationships, taking responsibility, and investing in our neighborhood.” The
Lucy Stone Co-op has been an important contributor, not only to HMSNA, but to the
neighborhood as a whole.
Specific examples of how they have supported the activities of HMSNA include, regular
attendance in our monthly meetings (even hosting meetings at times), participation in our
annual events like the Easter Egg Hunt in the local playground, the Harvest & Trick-orTreat Walk, and our Christmas caroling. Additionally, they have opened their home to
these events by providing apple cider and healthy snacks to trick-or-treaters and warm
refuge and hot chocolate during our Christmas Caroling.
Residents of the Co-op have also participated in important community meetings
regarding the development of Dudley Square, volunteered at neighborhood events,
collaborated with coalitions, like RoxVOTE, and have hosted a number of their own
events that are open to the community, like annual barbeques, movie nights, and weekly
dinners.
The Lucy Stone Cooperative embodies our commitment to building community. In just a
short time they have made important contributions to our neighborhood. The Co-op is a
model that should be supported and replicated throughout the city. We are fortunate to
have them as neighbors.
Respectfully,
Kim Janey
Founding President of HMNSA
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February 27, 2014
Lucy Stone Cooperative/UUCC
Attn: Matt Meyer
To Potential UUCC Investors,
The Cooperative Fund of New England, a 38-year old co-op development loan fund, has worked with UUCC and
its Lucy Stone Co-op project since they purchased their property in December 2010. Our relationship has been
primarily as the co-op’s only mortgage lender. During that period, they have consistently made loan payments as
agreed and on-time. We are happy that they are considering expanding into a second property, and look forward
to reviewing a loan application for that second property once the project is ready.
In Cooperation,

Rebecca Dunn
Executive Director

Administrative Office:
5533 Peden Point Rd. Wilmington, NC 28409
t:910.395.6008/ 1.800.818.7833, f: 910.397.2857
w. www.coopfund.coop e:rdunn@coopfund.coop
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By Michelle Bates Deakin
Summer 2011 5.15.11

Living their values cooperatively
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It’s a cold March night in Boston. But inside the Lucy Stone house, there’s a
feeling of Thanksgiving in the air. Chairs of assorted sizes, stools, and even
a tall drum are crowded around two dining room tables pushed together to
form a T. Tapered candles and a flaming chalice cast a warm glow over the
mismatched glasses, mugs, and place settings for sixteen.
In the kitchen, three cooks are chopping, mixing, and heaping food into
platters and bowls. “Five minutes to supper,” someone shouts up the
curving staircase of the once-grand Victorian home. Cooks begin to carry
serving dishes to a sideboard: mung bean patties in coconut sauce, vegetarian terrine, ruby cabbage cold slaw, beer-battered tofu, rice, and a steaming
pot of vegetable gumbo.

Matt Meyer, Amy Concannon, Heather Concannon, and Rowan
Van Ness take part in a sing-along after dinner at the Lucy Stone
Cooperative in Boston in March 2011 (© Ilene Perlman).

It is Sunday night dinner at the Lucy Stone Cooperative, a recently opened
shared living space in the Dudley Square neighborhood of Boston. Twelve adults
live communally in this co-op-with-a-mission: to create an intentional community living the values and traditions of Unitarian Universalism and focused on sustainability, spiritual practice, and social change.
The grouptheir
moved into
the housecooperatively
February 1, 2011, but plans have been in the works since the fall of 2008. That’s when a few young
Living
values

adults began exploring the idea of creating a UU co-op together. One of them was Matt Meyer, 29, a UU performer, educator, and
worship leader. He started meeting with fundraisers, UU leaders, and co-op founders to learn how to start a co-op community from
The
Lucy Stone Cooperative is rooted in the UU values of its young adult founders.
scratch and how to create a collective vision for what it would look like. “We were interested in cooperative living as a way of living
Byour
Michelle
Deakin
values andBates
a way of
expanding Unitarian Universalism,” says Meyer.

Summer 2011 5.15.11

Since their first talks, members of the planning board have been thinking big. On the one hand, they wanted to create a UU co-op that
provided affordable housing and an intentional, values-driven community. But on the other hand, they also wanted to raise larger questions about how they could affect the co-op movement and Unitarian Universalism. “It was clear from the beginning that this was not
just about twelve people living together,” says Meyer. “We want to challenge the co-op movement to deepen itself through faith-based
living and challenge Unitarian Universalism to get bigger by building a co-operative movement.”
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They all share the 5,000-square-foot, eleven-bedroom yellow Victorian that is the Lucy Stone Cooperative. Meyer and his partner,
Barbara Seidl, share a room on the second floor. The others have their own bedrooms, spread among the sprawling home’s three floors.
The housemates sign up to share chores, shopping, and cooking. Communal vegetarian dinners are served five nights a week. A whiteboard sitting on the floor of the downstairs hall holds the house to-do list—a hodgepodge of renovation chores, including, “Hang this
white board up there.”
The house sits on a quarter-acre corner lot in Boston’s Roxbury neighborhood. The planning committee stipulated that they find a lot
with outdoor gardening space and that it be accessible to public transportation. It’s a gritty neighborhood. Once grand, the area has
fallen victim to urban blight, with its crime and unemployment rates among the city’s highest and its household income among the
lowest. Next door to the Lucy Stone house is a boarded-up three-story mansion, which has been abandoned for decades.
The group’s real estate committee looked at more than 100 homes in several Boston neighborhoods before settling on the current site.
In December, the nonprofit Lucy Stone Community Cooperatives (LSCC) corporation bought the home for $375,000. The total budget
for the purchase was $485,000. The additional money was allocated for repairs and renovations, particularly to the building’s plumbing and electrical systems and the roof.
The LSCC owns the building. Residents pay a $500 share to become a member, and monthly rent ranges from $440 to $515, depending on the size of the bedroom. The board is seeking 501(c)3- nonprofit status as an affordable housing complex and is trying to meet
the Department of Housing and Urban Development guidelines. The LSCC has a $300,000 mortgage from the Cooperative Fund of
New England, a revolving loan fund serving co-ops and community organizations, based in Amherst, Massachusetts.
The board raised $20,000 in cash donations, primarily from two fundraising parties it held in 2009 and 2010. The remainder of their
funding, including the cash for their down payment, closing costs, and renovations, comes from “allied lenders.” Those are individuals
and organizations that loan LSCC money for a five-year term at a fixed rate of 3 percent. Allied lenders—which include the Unitarian
Universalist Association and Unity Temple, the Chicago-area congregation where Meyer was raised, as well as eleven individuals—
receive an annual check for interest on the loan. And at the end of five years, they can choose to recoup their money or renew the
contract
.
It’s a “group equity” model that ensures that no individuals or investors gain equity in the property as loans are paid off. Instead,
equity is accrued by the nonprofit corporation. The board hopes that over time that will allow them to refinance the property to start
another co-op house.
Rowan Van Ness, 25, a member of the original planning team and a board member of the house, knows the demand is there. The board
interviewed eighteen applicants for six available spots in the house. Van Ness hopes existing demand will increase as they spread the
word about co-op living and how it enables people to live in harmony with their core values. Part of the house’s mission is to hold
events that will promote their values in the neighborhood and wider community.
That mission is in keeping with the namesake of the co-op, Lucy Stone. She was a nineteenth-century Unitarian organizer, abolitionist,
and suffragist. The UU Funding Panel has granted LSCC nearly $20,000 to put on community programs and to publicize the house.
LSCC has held an antiracism training for residents of area co-ops and a leadership development training workshop for social justice
organizers.
“I’ve learned and grown so much being involved in this process,” says Van Ness, who works as a program associate of the Unitarian
Universalist Ministry for Earth. “I always keep questions in my mind, not just about how can we learn and grow as twelve people in a
house together, but also in the neighborhood or community or in the co-op movement.”
________________________________________
With Sunday dinner drawing to a close, more chairs are drawn around the table in the dining room of the Lucy Stone house as latecomers arrive. Plates are cleared, replaced by platters of fruit and nuts, steaming pots of herbal tea, and stacks of hymnals.
“How about ‘Amazing Grace’?” suggests Greg Buckland, 28, board member, housemate, and lifelong UU. People smile and nod, and
Greg begins to hum. “How’s that key?” The group begins to sing, strong and loud, harmonizing through all the verses. A somber mood
falls upon the room, and someone emits a heartfelt sigh.
Quickly, an up-tempo hymn lifts the mood. “Gonna lay down my sword and shield, down by the riverside.” There’s drumming, clapping, and laughter. The house settles in for a warm night of singing, chasing away the cold and dark at the end of the Boston winter
outside.
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NASCO Member Co-op Spotlight: Lucy Stone Co-op
In January/February 2010 NASCO issue

For many religious liberal and activists, there is a difference between what we want the
world to look like and the way that we are actually able to live our lives. Faith communities and housing cooperatives are
two powerful places that people can find support in making the daily decisions to live more in line with their values. To
that end, we are forming a faith-based coop in Boston.
The Lucy Stone Cooperative (LSC) will be a cooperative house for 10-20 housemates informed by Unitarian Universalist
(UU) values and our commitment to sustainability, spiritual practice, and social change. We are working to create an intentional community in our house, as well as an extended community of friends, neighbors, activists, and spiritual seekers.
LSC will serve as a center for both spiritual renewal and social justice organizing. Our goal is not to withdraw from the
world, but to engage more fully with it.
Unitarian Universalism is a liberal religious tradition, held together not
by a shared set of specifics beliefs about God or heaven or holy books,
but by our covenant. A covenant is an agreement not about what we
believe, but about how we will live together. LSC will deepen our
faith by expanding the idea of covenant beyond the church and into
homes and neighborhoods. We also believe that coops are best served
by having specific agreements of how we will act toward each other,
based in our deepest values.
We're committed to social justice, and cooperation makes it happen. We're committed to spiritual practice, which can be
the grounding to sustain social justice work. We're also committed to sustainability. As a part of the interdependent web
of life, we are morally obligated to live in a way that is respectful of the earth and each other. By living in community, we
are able to overcome many of the barriers we may otherwise face living on our own and can better live out our values.
Our ambitious goals of fostering both a strong house community and a center for social justice have required visioning
and organizing. Through monthly planning team meetings and more than 70 one-on-one conversations with community
leaders, we're developing a common vision. From this group of leaders, we formed an advisory committee, including the
founder of United for a Fair Economy, the executive director of the UU Urban Ministry, one of the co-founders of Boston Community Cooperatives, and other UU leaders, housing activists and co-opers in the area. Meeting with so many
individuals has created space for a larger group of people to become invested-with their time, energy, knowledge, and
resources-in the Lucy Stone Cooperative. We need a larger community to realize our vision; it takes a community to build
a community.
The LSC house will be cooperatively-owned through a group-equity model. In addition to engaging in grassroots fundraising, we are seeking allied loans from churches, individuals, and other nonprofits to make the house as cooperatively-funded as possible. Allied loans allow people and organizations to make socially responsible investments in LSC, and
we pay them dividends once each year, often at rates below bank interest rates and to the benefit of our community and
our partners, instead of corporate banks. By seeking donations and allied loans from congregations, friends, and community members, we are able to reduce the amount of money we are paying to the bank, allowing us to keep our rent more
affordable and making the money we borrow go further.
In November, we had our first big kickoff party and fundraiser. Not only was it a fun event with live music, good food,
and dancing, but it also brought together and inspired more than 170 people of all ages, beginning to build the community
we seek and enabling us to begin our capital campaign with $13,000 in donations from over 150 people. This winter, the
planning team will start the search for our house and begin our programming with a leadership development workshop, as
we continue to shape the future of the Lucy Stone Cooperative. To learn more, or to be in touch, please check out: www.
lucystonecoop.org
By neily on Mon, 12/21/2009 - 17:57 |
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The Lucy Stone Cooperative is
Standing on the Side of Love
http://standingonthesideoflove.org/blog
Apr 06, 2010

Heather Concannon is a Lucy Stone Cooperative planning team
member, student, and activist living in the Boston area.
In mid-March, the Lucy Stone Cooperative hosted a collaboratively planned “Standing on the Side of Love” Leadership
Training for activists and people of faith in the Boston Area. This event pulled together almost 40 people from various
constituencies: the Lucy Stone Cooperative, a newly forming Unitarian Universalist (UU) housing co-op, Moishe Kavod house, a Jewish social justice house, City Life/Vida Urbana,
a housing foreclosure community organization, and the Jamaica
Plain Neighborhood Development Corporation.
Our Standing on the Side of Love Training was focused on building leadership skills for community organizers—for both people
of faith and folks working in secular community organizations.
We shared tools for effective organizing, including telling one’s
personal story as a means to forward political change, getting great
turnout to events, and framing the work of community organizing.
Sitting in one large room, talking about the skills we use to work towards social justice, with people I had never met
before and whose work in the community I was sometimes unfamiliar with, was truly striking for me. It allowed me to
see how many people are working toward building stronger communities; people whose paths I don’t often cross in my
own work in the social justice world because of our different focuses and constituencies. To be able to connect with others
across issues and across identities was an amazing experience in the potential for building communities of mutual support
and empowerment.
This training was truly a collaborative effort, with workshops, childcare, translation,
and materials available according to the strengths and resources each organization
could provide. It is so rare to have groups with such varied constituents and focuses
working together to achieve a common goal of learning together. The resources we
shared with one another during the day were a wonderful example of the ways in
which cross-issue coalition building can truly strengthen progressive movements for
social change.
I found it perfectly fitting that we called this training “Standing on the Side of Love”. I think that it is a deep love that
brings me, and many of us on the Lucy Stone Co-op planning team, to a life’s commitment to social justice and community building. At the training, I was struck by the deep well of love that people of faith and activists alike bring to social
justice work in both faith-based and secular settings: it is the love for humanity that sustains and inspires us.
We do not have an exact blueprint for a world in which love, solidarity and justice are our core values. However, the deep
knowing that change is possible and necessary is an act of faith—in the possibility of change, and in one another. As the
Lucy Stone Cooperative works to build a home and work for social justice, we are standing on the side of love with all of
humanity—a love that reaches across our differences, across various identities, and to the very core of who we are.
—–
The Lucy Stone Cooperative is a newly forming UU housing co-op seeking to build an intentional community and serve
as a center for social justice organizing-a place for all people to gather for spiritual renewal, organizing, education, &
celebration. For information about how to get involved, to receive monthly updates, or financially support the Lucy Stone
Cooperative, visit www.lucystonecoop.org.
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