


ECM & Christ Church, Quincy Sustain Affordable Housing
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Shore (NHS), a non-profit housing
organization in Quincy, to maintain
the property as affordable housing.

“Porteus House was clearly in
jeopardy of being unplugged as
affordable housing and possibly even
demolished,” said Brown. “But the
hope of the entire congregation was
always that this would remain a min-
istry of affordable housing. The grant
from ECM was a saving grace.”

Porteus House, named after the
Rev. Chester Porteus, rector of Christ
Church from 1944-1973, has a long
history as a home for the disadvantaged.
The property, located at 17 EIm Street,
served as the parish rectory until the
late 1970’s, when the South Shore
Mental Health Association operated
the property as transitional housing
for mentally challenged adults. Even
then Porteus House was marked by a
strong collaboration between church
entities, with an interdenominational
group of churches in Quincy contrib-
uting to its upkeep. The transitional
housing program was phased out in
the mid 1990’s, and the property has
since been used as a single room occu-
pancy residence for low-income men.

Under the new arrangement with
NHS, details of which were still being
finalized at this printing, Christ Church
could lease the Porteus House proper-
ty to NHS, which would in turn locate
the necessary funding for capital im-
provements, oversee the rehabilitation
of the property and manage it on a
day to day basis.

NHS has begun the process of
securing federal funding for the project,
which would be allocated through the
City of Quincy. NHS Executive Direc-
tor Normand Grenier is enthusiastic
about the Porteus House project.
“This is what we do best—acquiring
funding, rehabbing properties and
turning them around for affordable
housing. This kind of project gives us
a great deal of satisfaction—and it’s
good business.”

PORTEUS
HOUSE
— f housing in our communities.”

Cliff Brown feels a great
burden has been lifted from

8 the parish. “Christ Church
3 wanted very much to make
;:? a statement for good quality
affordable housing, particu-
Dr. Ruy Costa, Executive Director larly as housing in Quincy has become
of Episcopal City Mission, is equally more and more expensive. Through
excited: “For Episcopal City Mission ECM we were able to connect with
this project offers an opportunity to people who have the knowledge and
implement one of ECM'’s goals and resources to make it happen. I'm
commitments: to partner with parishes thrilled with it.”
in the promotion of affordable

Staff Transition at ECM

Rachel Anderson is leaving the Episcopal City Mission to pursue work
with an emerging ecumenical organization—the Boston Faith and Justice
Network. She is grateful for the chance to journey with the people and
parishes of ECM and will stay close to the ECM community as an
Advisor to the Public Policy Program.

Elizabeth Green will be serving as Interim Associate
Director of Public Policy until August 2007. Originally
from the Boston area, Elizabeth attended Wheaton College
in Illinois and for the past two years has worked in
public policy with Call to Renewal/Sojourners in
Washington, DC.
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ECM Expands Parish-Based
Economic Development Program

BROAD RANGE OF PROJECTS UNDERWAY IN DIOCESE

CM is now working with
E Episcopal parishes throughout
the Diocese of Massachusetts
on a wide variety of economic devel-
opment projects, and in at least one
case is helping create homes in an area
where “affordable housing™ could
be considered an oxymoron.

Grace Church in Vineyard Haven
is one of six parishes currently part-
nering with ECM and its parish-based
economic development program. Other
grant recipients include St. Paul’s in
Malden, St. Luke’s-St. Margaret’s in
Allston, St. John’s in Jamaica Plain,
Church of the Holy Spirit in Mattapan,
and Christ Church, Quincy—whose
Porteus House project is featured in
this issue.

In Martha’s Vineyard, ECM'’s
recoverable grant of $20,000 will
support Grace Church’s work with an
interfaith affordable housing non-profit,
Bridge Housing, and the creation of
Bridge Commons, a community of 15
two-family homes for 30 families in
West Tisbury, where the median price
of a home in the first quarter of 2006
was above $1 million. ECM’s grant
will help pay pre-development costs
for the Bridge Commons development.

New ECM Board Members

Elected for three-year terms,
ending June 2009

The Reverend Noah Evans
(St. Anne’s in the Fields, Lincoln, MA)

The Reverend Michele Torres
(Grace, Everett and St. Francis House,
Boston, MA)

Ms. Sue Fleming (Needham Heights, MA)
Ms. Jean Papalia (Newton, MA)

At the Church of the Holy Spirit in
Mattapan, the process of discerning
options for economic development has
begun in earnest. ECM’s initial grant
of $1,000 has enabled the parish to
hire a consultant and being developing
a strategic plan for the future of the
parish, including the use of its land
and buildings. “The timing is wonder-
ful,” said Rev. Zenetta Armstrong,
Rector of Holy Spirit. “This parish is
on the cusp of a necessary shift of un-
derstanding- more strategic, more pro-
active and deliberate. We are going
beyond ‘vision,” and bringing the entire
congregation into a purposeful move-
ment forward.”

St. Luke’s and St. Margaret’s in
Allston has received a $6,000 grant
from ECM for a feasibility study, and
at this printing is approaching a
decision on the adaptive reuse of the
parish rectory, at 7 St. Luke’s Road.
The Rev. Cameron Partridge, Priest-
in-Residence, believes the process has
been invaluable to the parish. “Stress-
ful as considering such matters can be
for us as a parish, | think that experi-
encing this kind of discernment project
can actually be something we return to
at various points in our individual

or familial, non-parish lives down

the road as an example of corporate

discernment in a very real-world kind
of manner. I’'m excited about the pos-
sibilities and also mindful of our need
to make our choices very carefully
and prayerfully.”

Additional parish-based economic
development grants from ECM
include:

e St. Paul’s, Malden: $20,000 toward
a feasibility study to explore dem-
olishing its existing parish house
and constructing a 12-story build-
ing with mixed affordable and mar-
ket housing, two floors of parish
space and underground parking.

e St. John’s, Jamaica Plain: $5,000
to assist St. John’s in feasibility
analysis and creation of a business
plan to integrate a bilingual pre-
school in its church basement.

If your parish is interested in
ECM’s Community Development
programs, please see the Program
Guidelines in this issue, and contact
Charles Wibiralske, Associate Director
for Community & Economic Develop-
ment Programs, at 617-482-5800, ext.
207; cwibiralske@ diomass.org.

ECM Website
Debuts

Check out the new ECM
website for all the latest
information on ECM’s
programs and initiatives
and learn how you can be
involved in ECM’s work
for social and economic
justice in Massachusetts!

www.EpiscopalCityMission.org
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ECM's first Public Policy
Convocation on October 7
exceeded all our expectations. We
were planning for a fifty person
event and ended up with close

to eighty participants from 40
parishes with a wide geographical
representation. Another cause

of celebration was the significant
participation of many other
organizations with whom we
have worked in recent years as
partners in advocacy, including
the Massachusetts Immigrant

and Refugee Advocacy Coalition
(MIRA), the Merrimack Valley
Project, Neighbor to Neighbor, the
Southwest Boston CDC, United for
a Fair Economy, the Lynn Health
Task Force, Health Care for All
and Centro Presente. Some of
these organizations are recipients
of ECM's Burgess Urban Fund
(BUF) grants. The concept of the
convocation emerged during our
long term planning process as a
way to convene the ECM advocacy
network with other parish
activists, BUF recipients and other
potential partners in advocacy

in order to seek their collective
counsel as well as build support
for emerging policy agendas.

Photographs by
Kate Paradise
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Al Scott

| Scott is a self-employed
consultant who works with
community based organiza-
tions that provide afford-
able housing and organizations that
work with the homeless. Al has work-
ed in housing and community develop-
ment for most of his career.
As a volunteer, Al has been the
President of ECM’s Morville House,
a 175-unit residence for low income
elders in the Fenway neighborhood of
Boston, for the past 17 years. In that
role he provided the leadership for the
transformation of the deteriorating
60’s-style building into a bright, wel-
coming, and cheerful residence for
elders. As part of the transformation
Morville House added thirty new one-
bedroom units, reconfigured eleven
studios for handicap accessibility, and
added a new well-equipped senior
center that is open both to Morville
residents and elders in the neighbor-
hood. A parishioner at St. Paul’s
Cathedral in Boston, Al reflects in this
interview about how his faith and
work influence each other.

ECM: Your colleagues who only know
you through your work in affordable
housing might be surprised to learn
that you have a background in
theology. Tell us about that.

Al Scott: When | went to Union
Seminary in New York in the late 60’s
it was my intention to enter the ordained
ministry. However that was a time of
great upheaval at Union particularly
around issues of the Vietnam war,
racism, and reparations. Disoriented
by my experience there, | spent a year
with the lona Community in Scotland
in order to regain my bearings. The
lona Community is a movement within
the Church of Scotland seeking ways
to live out the gospel in the world. |
was assigned to a church in the Gorbals
district of Glasgow, reputed at the
time to be the worst slum in Western
Europe. There | worked with commu-
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nity groups to establish a community
center in a neighborhood where all the
indigenous social institutions had been
swept away by the British equivalent
of urban renewal.

Living and working in the Gorbals
with other young men and women
who saw their work in housing, edu-
cation, and social services as a direct
expression of their faith, | came to
understand that ministry is much
broader than just the ordained minis-
try. Returning to Union, | finished my
degree in a program in East Harlem,
living and working with a group of
other seminary students. There |
worked with the tenants of a church-
sponsored housing project to organize
against the crime and drugs that
threatened to undermine the stability
of the housing. It was my experience
in the Gorbals and East Harlem that
impelled me to seek what | think of as
a ministry in housing and community
development.

ECM: How does your faith continue
to inform your social justice work?

Al Scott: The common thread in my
experience both in Glasgow and New
York was the satisfaction of seeing
neighborhood residents gain a greater
measure of self-confidence and the
ability to make positive changes in
continued on page 8
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Guidelines for ECM’s
Community Development Programs

Affordable Housing Program

To advance Episcopal City Mission’s

strategic goal of expanding affordable

housing in the Diocese, we offer finan-
cial and technical resources to help
parishes build affordable housing.

Preference will be given to projects

where low-income and immigrant

members are part of the congregation
or project leadership.

1. ECM offers technical assistance and
pre-development refundable grants
up to $20,000 to congregations to
explore the feasibility of affordable
rental projects, including the devel-
opment of affordable housing for a
marginalized population in partner-
ship with an Episcopal congregation.
These funds help a congregation do
the initial planning and allow the
congregation to create a Request
for Qualifications (RFQ) to solicit
a development partner who could
apply for pre-development funds
from established pre-development
lenders such as CEDAC or the Mas-
sachusetts Housing Partnership.

2. ECM will consider long term gap
filler loans or equity investment in
a project. This will likely be the last
cash in a transaction and the differ-
ence between a transaction going
forward or not. The terms for the
investment will compensate ECM
for the risk taken adjusted for
mission.

3. ECM wiill consider pre-development
refundable grants to congregations
to explore the feasibility of con-
struction of affordable home own-
ership housing.

4. ECM will work on the preservation
of affordable housing where:

a. An Episcopal church is the
owner, or

b. An ownership stake in the
property will be transferred to
the Episcopal City Mission, or

c. There is a possibility for existing
low-income residents to become
owners of their housing.
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Parish-Based Economic Development

Program

ECM’s Parish-Based Economic

Development Program provides

funding for congregations to launch

parish sponsored business ventures.

The Social Enterprise should promote

economic development in the congre-

gation’s neighborhood or community

and have a double bottom line—both

an economic and social return.

Examples of businesses include:

« after school child care

e child day care

e elder day care

e educational work, ESL, professional
training

e transportation

e moving company

* health care cooperative

« house cleaning service

= the arts, a gallery, music ensemble,
performing arts group

« food catering services

e for-profit housing

Preference will be given to social
enterprises that assist low-income
individuals and families, or where
low-income and immigrant members
are part of the parish or project
leadership.

ECM will offer:

e recoverable grants for technical
assistance and feasibility studies,

e start up funding and,

e long term capital investment,

e oversight and accountability,

» technical assistance

Step One — Pre-venture congregational
planning grants

ECM offers pre-venture refundable
grants to congregations up to $20,000
to explore the feasibility of a parish-
based business venture. These funds
will allow a congregation to do the
initial planning that will result in a
business plan or a memorandum of
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understanding with a potential
development partner.

A congregation will know that it
wants to do something, but may not
be sure of what it wants to do. There
may be excess or under-utilized church
real estate that could be redeveloped
or there may be entrepreneurs in the
congregation or community who want
to partner with the parish to start a
small business that serves the local
community.

Pre-venture grants will give a
congregation funding to do the initial
analysis and develop a business plan.
Grants will be awarded based on the
initial program idea, how it promotes
local community development, the
potential to assist low-income individ-
uals and families, and the likelihood
of success. Preference will be given
to projects where low-income and
immigrant members are part of the
parish or project leadership

Step Two — Start up capital

After completing an initial feasibility
study, the congregation could then
apply to ECM for start-up funding,

a construction loan or development
capital. The application would include
a complete business plan and a request
for a loan or equity. The request would
be considered based on the project’s
ability to meet the double bottom line
test—both an economic and social
return. The investment terms would be
negotiated with ECM’s Parish-Based
Economic Development Task Force
based on the project’s characteristics.

Step Three — Investment phase

Once a project is in the start-up phase,
ECM could be approached for a long
term investment in the business
venture. ECM’s investment could be
structured as debt, subordinate debt,
guarantees, limited partner, or equity
investment. The investment would be
evaluated by ECM on the risk reward
characteristics of the investment,



adjusted for mission and an overall
target program portfolio return to
ECM. In addition, ECM could assist
the parish with applications for social
venture financing from other financial
intermediaries who specialize in this
work.

Process to select partners

1. ECM staff looks for potential
partners in the Diocese. Staff will
meet with congregations that have
an interest in developing affordable
housing or a parish sponsored busi-
ness venture and have underutilized
property or buildings, money that
can be invested, people with compe-
tence and time to give, or a vision.

2. After initial approval by ECM’s
Affordable Housing Task Force or
the Parish-Based Economic Devel-
opment Task Force and clearance
by Diocesan Congregational Devel-
opment, ECM staff will negotiate
with the potential partner congrega-
tion a memorandum of understand-
ing for a feasibility study including
a deadline, the conditions that the
project would need to meet, expect-

SUPPORT ECM AND ITS MINISTRY OF EMPOWERMENT

Send your contribution today.

O Sustainer, $100

ed income to be generated and the
social benefits of the project.

3. When ECM receives the feasibility
study or business plan our Task
Forces will determine the viability
and advisability of the proposed
project. The Task Force, with staff
support from the program director,
will then make a recommendation
to the ECM Executive Committee
for a start up or long term invest-
ment in the project.

Glossary

Double Bottom Line: the concept
of a business venture achieving both
economic and social returns.

Pre-venture: the time before a business
is started.

Refundable Grants: grants which
must be repaid if a successful social
enterprise is launched. If a social
enterprise is not launched, the grant
remains a grant and is not repaid.

Social Enterprise: a business venture
that seeks both an economic return
and a social return.

O Contributor, $50 O Supporter, $250 O Partner, $1,000
O Sponsor, $500

O Friend, $

O Please add my name to your mailing list.
O Please add my name to your public policy network.

NAME

Please send your name,
address, phone, email, and

ADDRESS

parish along with your tax-
deductible contribution to:

CITY

Episcopal City Mission
138 Tremont Street

STATE/ZI1P

Boston, MA 02111

PARISH

(617) 482-5800 or

EMAIL

(800) 696-6079
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From the Executive Director

continued from page 1

with whom ECM has worked recently,
including the Massachusetts Immi-
grant and Refugee Advocacy Coalition
(MIRA), the Merrimack Valley Project,
Neighbor to Neighbor, the Southwest
Boston CDC, United for a Fair Econ-
omy, the Lynn Health Task Force,
Health Care for All and Centro Pre-
sente. The network of public policy
advocates will reconvene on December
12 for a briefing at the Cathedral in
preparation for the 2007 Lobby Day.

These long term goals of ECM have
been carefully discerned in consulta-
tion with a significant spectrum of
constituencies in the parishes, commu-
nity organizations, other advocacy
organizations, leadership of the Diocese
of Massachusetts and other friends of
ECM. It comes as no surprise, there-
fore, that these ECM goals are aligned
with key goals of the long term plans
of the Diocese as well.

As | visit parishes, as | preach
on Sunday mornings and share in the
celebration of the Eucharist with Epis-
copalians across the diocese, | am
blessed and energized by the commit-
ment, passion and deep compassion
that moves so many in this Common-
wealth, who work for justice, love
mercy and walk humbly with God.
At the end of the Public Policy Con-
vocation on October 7, Bishop Shaw
told those present: “l want you to
know how much Jesus loves you for
what you are doing.” The Episcopal
City Mission team appreciates your
partnership in this work as well.
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PEOPLE IN MISSION continued from page 5

their communities. The Book of Com-
mon Prayer best captures this for me
in the baptismal covenant where we
pledge, with God’s help, to “strive for
justice and peace among all people,
and respect the dignity of every human
being...” This is the aspect of faith
that most informs the choices | make
in my work. Like others however, |
struggle from time to time with issues
of faith and with disillusionment with
church institutions. But having a part,
however small and imperfect, in
helping people maintain their dignity
and independence, rebuild their lives,
and strengthen their communities
helps to reinforce my sometimes
fragile faith. It is in this way that my
faith and work influence each other.

ECM: What are your hopes and
dreams for affordable housing in
Boston—and how do you see your
role in that work?

Al Scott: My hopes and dreams for
affordable housing in Boston have to
do with helping the church find its
appropriate role in affordable housing.
As | see it there are two critical roles.
The first role is for the church to ad-
vocate for government at every level to
take the measures within its power to
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address the crisis in housing. An
example of this kind of advocacy is
ECM’s annual Lobby Day at the State
House. The magnitude of the housing
crisis and the cost of providing affor-
dable housing are so great that it can
only be addressed by the resources of
government. By itself the church can
have little direct impact on the prob-
lem. But it can and should be con-
stantly reminding our government of
its obligations to meet the needs of
the poor and the homeless.

Having said that, | feel that there
is another role church organizations
can and should play. That is support-
ing housing-based ministries. By this
I mean ministries that need to provide
stable housing to those they serve in
order to carry out that ministry. A
good example close at hand, I think,
is Morville House. This is not just
bricks-and-mortar housing project
for low income elders. It is a ministry
that supports and enables elders to live
with dignity in an independent setting
as long as they are able. Morville
House provides supportive services
that help elders maintain their in-
dependence and encourages residents
to be active participants in the com-
munity, sustaining a sense of mean-
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ing and purpose in their lives.

The most effective model for this
kind of housing-based ministry, |
think, is a partnership between the
church, government, and social service
agencies. Using Morville House again
as an example—ECM s the developer
and owner, the federal government
provides the subsidies that make the
rents affordable, and social service
agencies to provide many of the sup-
portive services our residents need.
This is a truly effective three-way
partnership.

Other ministries that | would
consider housing-based include, for
example, ministries to the homeless,
youth who are “aging out™ of the
foster care system, victims of domestic
violence, prisoners re-entering society,
and others who need both stable
housing and special services to help
them rebuild their lives. The role |
have tried to play in creating such
ministries is a ““broker” bringing
together the partners needed to make
the ministry effective. In non-church
terms these partnerships are called
‘strategic alliances.” Church organiza-
tions like ECM, | think, are in a
unique position to help support and
create housing-based ministries.
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