224 Main St., Metuchen, NJ 08840

Building with Purpose
OUR MISSION: READS promotes regional equity and builds sustainable communities and socially progressive organizations
through innovative real estate development.

READS is a full-service, nonprofit real estate development and consulting firm with a focus on community and economic
development. READS provides guidance and direct real estate development services to organizations seeking to develop
real estate to meet their organizational and client needs.
READS is a 501(c)(3) non-for-profit organization. To support READS send your tax-deductible donation to READS at the address above.
www.readsusa.org I Phone: 732-635-1000 I Fax: 732-635-2000 I Check out our blog at www.readsusa.org/community.
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Dear Friends,

Forging Partnerships

It is a source of pride to share READS’ 2010 annual report with you, but in all honesty we
began writing it with some trepidation. By all accounts, 2010 was a difficult year for the people
and communities READS serves not unlike it was for much of the country. The thought of
reliving some of the year’s events weighed heavily on us. However, the exercise proved to be a
positive one.
Organizationally, READS found a new and permanent home, and in doing so spearheaded a
new initiative—creating nonprofit centers—to offer facilities where nonprofits can reside and
share the benefits of common services and resources. We also completed more projects in
2010 than any other year. All in all it was a good year.

Bringing Veterans Home to Homes

Our thanks go to the committed and hardworking group of colleagues who regularly go
above and beyond to help the communities we serve. Our board members also deserve
thanks for their support and enthusiasm, and our project partners—lenders, clients,
municipalities, contractors, and professionals—are indispensible.
A friend of READS said this year that, “In these times when greed and selfishness rule the day, it
is refreshing to see an organization such as READS doing the right thing—putting our children,
the next generation first.” Such feedback is awfully nice to hear and helps to validate our efforts.
We look forward to 2011 challenges and all, and we look forward to working with you.

Building with Purpose

Brian Keenan
Director and President

Keith Timko
Director and CEO
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Our Programs at a Glance
Developing Real Estate and Community Facilities
Charter Schools
Helping charter schools to focus on educating students by
handling the burdens of facility development including
identifying, securing, financing and modifying school space.
Supportive Housing
Developing facilities for individuals in need of social services
and affordable housing through effective project management
and partnerships with social service organizations.
Affordable Housing
Preserving affordable housing with nonprofit control of
manufactured home communities.
Nonprofit Centers
Helping nonprofits co-locate in affordable workspace with
access to shared equipment and services.

Impact: 2003-Present
16 charter school projects
5,000 students served
$103.6 M secured in financing for charter
school projects

537,000 square feet of school space
22 new units of supportive housing developed
$13.2 M of financing obtained for supportive
housing development

340 supportive housing units leveraged through
capacity building

82 units of affordable housing preserved
3 nonprofits co-locating in the Metuchen Nonprofit Center

“We react, consciously and unconsciously, to the places where we live and work…These places
have an impact on our sense of self, our sense of safety, and the kind of work we get done…in
short, the places where we spend our time affect the people we are and can become.” – Tony Hiss
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Ensuring Healthy and Energy Efficient Communities
Energy Institute
Connecting a variety of nonprofits with energy efficiency and
renewable energy options.
Garden State Schools Initiative
Increasing access to healthy foods by establishing school
gardens, assisting with healthier school lunches and
connecting schools with their community’s health and
nutrition resources.

Impact: 2010
22 energy audits performed
579,963 kilowatt hours saved
$125,972 of projected annual energy savings
$250,648 of state incentives for energy efficiency
5 schools committed to fostering a healthier community

with READS’ support

Bringing Knowledge to the Nonprofit Sector
Workshops and Special Events
Providing direct guidance to organizations throughout the
year through roundtables, workshops, and webinars on facility
options, financing, lending, leases, and real estate options.

Impact: 2010
8 workshops in 5 months
280 different organizations attending a workshop
470 individuals attending a workshop
Organizing Communities for Change
Young Community Development Professionals Association
Encouraging partnerships and connectivity in the broader
community development field though an organized group of
young community development professionals (YCDPA).
Community Organizing
Bringing direct community service to the groups we serve through a
partnership with the Jesuit Volunteer Corps.

Impact: 2010
5 YCDPA events
225 YCDPA members
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Organizational Highlights
Adding Community Organizing Capacity

READS received some exciting news in 2010 when it was approved as a placement agency with the Jesuit Volunteer Corp. (JVC),
a program that sends volunteers into foreign or domestic cities to volunteer for organizations imparting social good. Jesuit
volunteers live in a group setting, devoted to social justice, spirituality, community and simple living. READS welcomed its first
Jesuit Volunteer, Jane Zatkin, in August 2010. As READS’ community organizer, Jane has been assisting on real estate projects,
spearheading the Garden State Schools Initiative and leading our community outreach. Jane will be with READS until July 2010.
READS was recently approved for a JV placement for the 2011-2012 program year, and we are looking forward to welcoming a
second Jesuit Volunteer in August 2011.

Building Our Online Presence

READS gained a greater online presence in 2010 when we launched our blog, Building with Purpose, in May. Building with Purpose
brings news articles, videos from the field, and slideshows of progress from our projects and the communities we serve. It also
provides a forum for discussing news and current events in the community development field.
Among its other features is the CD WiRe (Community Development
Week-in-Review), a weekly compilation of news articles related to the
community development field, which has been a hit with a growing
number of subscribers each week. The CD WiRe and current happenings
at READS are available at www.readsusa.org/community. READS is also
online and accessible via Facebook and Twitter.

“When READS began to publish the CD WiRe it was after a great deal of thought and concern that people might be
overwhelmed with all the information available to them today. It was our conclusion that we could be a clearing house
of timely news and information about the community development industry.” – Brian Keenan, President & Director of READS
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Finding a Place to Call Home

After seven years of renting office space, READS has an official home! In May, we moved
to a new home at 224 Main St. in Metuchen. The building has fifteen offices and a
conference room and houses another nonprofit, Literacy Volunteers of NJ (LVNJ), as well.
On September 22, 2010, READS and LVNJ held a joint event in downtown Metuchen to
celebrate our new home and unique partnership. With additional space available to lease,
READS is looking forward to welcoming another nonprofit to the Metuchen Nonprofit
Center in 2011.

Advocating for Education Reform

As one of the country’s leading nonprofit charter school developers, READS
sponsored a showing of the documentary Waiting for Superman. We saw this is an
important event given the discussion among audience members about what role everyone can play in helping to promote a high
quality public education system. For our part at READS, we believe the charter school facilities we develop are helping to provide
ALL children with access to a high quality education.

Sharing our Knowledge through Conferences

READS continued to have a significant presence at conferences presenting at a total of seven conferences both nationally and in
New Jersey and Delaware including:
•
New Jersey Charter Schools Association Conference: April 2010
•
Middle Atlantic Regional Council of the National Association of Housing and Redevelopment Officials
(Wilmington, DE): May 2010
•
National Charter School Conference (Chicago): June 2010
•
Preparing for Excellence: Developing and Operating a Quality Charter School (New Brunswick, NJ): October 2010
•
Newark Insiders Forum on Charter Schools: Developing Students and Downtown (Newark, NJ): October 2010
•
Opportunity Finance Network National Conference (San Francisco): October 2010
•
NJ Supportive Housing Conference: December 2010
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New Initiatives
Launching the Garden State Schools Initiative
Photograph Courtesy of City Green

New Jersey is no exception regarding the national trends of increasing childhood
obesity and inadequate access to healthy foods particularly in low income urban areas.
Understanding that we, too, have a role to play in fighting these trends, READS launched
the Garden State Schools Initiative (GSSI) in 2010. GSSI offers support to schools to: establish
school gardens and connect these to curriculum, improve school lunches, and connect with
community health programs and providers. Five charter schools in NJ are participating in the
initiative in 2011 with four implementing school gardens in the spring.

Expanding Our Efforts on Energy Efficiency and Renewable Energy

While READS is well-known for our real estate work with charter schools and supportive
housing, our complementary work helping nonprofits to go green further expanded
in 2010. To date, we have helped a dozen different facilities to take advantage of NJ Office of Clean Energy programs with the
opportunity to save energy and reduce costs across those facilities. In 2011, we look forward to continuing to work with charter
schools and groups like the NJ Audubon Society to make their buildings more energy efficient.

Developing Workshops and Webinars

In an effort to help nonprofits be more effective, operate more efficiently, and connect and collaborate with other nonprofits,
READS introduced our nonprofit workshop series in 2010. With a total of eight workshops and webinars held throughout the
year, READS reached nearly 470 individuals from over 280 organizations. Workshop topics included Creative Facility Options for
Nonprofits, Lease Renegotiations, Clarifying Quality School Construction Bonds, Financing Your Facility Using Tax Exempt Bonds, Meet
the Lenders, and Preparing for Excellence- Developing and Operating a Quality Charter School. Workshops in the pipeline for 2011
include a New Markets Tax Credits webinar, Financial Literacy for Nonprofits, Energy Efficiency and Renewable Energy Options for
Nonprofits, Creative Facility Options, and Facility Development for New York City Charter Schools.
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A New Emphasis on Nonprofit Centers
Given the challenges for nonprofits to find high-quality and affordable space, READS
has added the creation of nonprofit centers to our real estate portfolio. Nonprofit
centers are facilities that house multiple nonprofit organizations in the same physical
site. As the Tides Foundation points out, “Nonprofit centers are an effective social
investment with the ability to provide tenant organizations with shared services and
meeting spaces, as well as opportunities for collaboration and cost-sharing to
support their missions.”
READS is now looking to help establish nonprofit centers throughout the state. The
centers will provide affordable workspace, shared common areas, shared services,
and shared use of office equipment. Generally speaking, the benefits of collaborative
space and shared services include:
•
•
•
•
•
•

Affordable space and financial stability with respect to real estate costs
Lower overhead costs
Shared limited resources
Increased visibility
Opportunities for partnerships and new initiatives
Operational cost savings

The Metuchen Nonprofit Center opened in May 2010 with READS and two other
nonprofits sharing space in the same building at 224 Main Street in Metuchen. As one
of the first nonprofit centers in New Jersey, READS is proud to lead the way and to allow
our own experience to shape the way we develop nonprofit centers in the future.

“The space is ideal for us. It gives us
access to meeting space, a shared
copier, fax, and IT services. But one of
the greatest benefits of the space is the
ability to share knowledge and ideas
with other like-minded organizations.”
– Jessica Tomkins, Executive Director
of Literacy Volunteers of NJ
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Sussex County Charter School for Technology
After more than 12 years of renting space, Sussex County Charter School for
Technology (SCCST) now has a permanent home and began the new year in their
new facility. Located on a formerly vacant 4-acre lot, the new facility is 20,000 square
feet, and boasts a 4,000 square foot multi-purpose space. The independent space
allows the school to develop and expand their programs for the middle school
students they serve.

Project Details at a Glance
Completion Date: December 2010
Size: 20,000 square feet
Students Served: 200, Grades 6-8
Architect: Sowinski Sullivan Architects
Engineer: LAN Associates
Contractor: Rochelle Contracting
Total Development Costs: $5.3 Million
Financing/Lender: New Jersey
Community Capital; US Department of
Agriculture; and Sussex Bank
Location: Sparta, NJ
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The school facility was designed to match the character of the surrounding historic
district of Sparta and was built using modular and pre-engineered construction
methods. Started in 1997, the school had been renting space within the Sussex
County Technical School but had outgrown that space. With the new facility,
SCCST grew from approximately 100 students in seventh and eighth grades to
200 students in sixth through eighth grades. READS purchased three vacant lots
in November 2008 and developed the facility over the next two and half years. In
December 2010, SCCST purchased the facility from READS for $5.3 million.

“Our first day went pretty much without a hitch (well maybe a few
minor ones) but the kids were thrilled with the school (especially the
red lockers).” – Jill Eckel, Principal of Sussex County Charter School for Technology

The Home to Homes Supportive Housing Project
READS and the Reformed Church of Highland Park Affordable Housing Corp.
marked the debut of a new supportive housing facility for homeless veterans on
Veterans Day 2010. The project involved retrofitting the vacant All Saints Episcopal
Church into an 11-unit apartment building. READS managed multiple aspects
of the project including securing the financing, coordinating the work of the
development team and owner’s representation during construction.

Project Details at a Glance
Completion Date: January 2011
Size: 11,500 sq. ft.
Number of Units: 11 apts. and one
commercial office space
Architect: Kurt Ludwig
Contractor: Vision General Construction
Total Development Costs: $3.1 Million
Financing/Lender: NJ HMFA,
Middlesex County
Location: Highland Park, NJ

Renovations included installing a second floor to hold five studio apartments in
addition to three units on the first floor and three units located in the basement.
The project received $1.8 million in funding from the New Jersey Housing and
Mortgage Finance Agency’s Special Needs Housing Trust Fund, and another $1.1
million from the Middlesex County Board of Chosen Freeholders. Efforts were
also made to create a more energy efficient building, and the project will provide
commercial space for GreenFaith, an interfaith environmental group.

“Partnering with READS has allowed our dreams for supportive
housing for New Jersey’s neediest populations to go from
dream to reality. We’re so thankful for the technical support
and leadership of READS.” – Pastor Seth Kaper-Dale,
Reformed Church of Highland Park
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Jersey City Golden Door Charter School
Jersey City Golden Door Charter School has a lot to look forward to in 2011.
With financing secured this past December, READS will be renovating the stately
St. John the Baptist school building in Jersey City into the school’s new home.
Renovations are to be completed in July in time for the school to open its doors in
the new building in September 2011.
Founded in 1998, Golden Door has been leasing space since it first opened. While
its current building provides adequate space, the new site provides more program
space at a more affordable price. At 72,000 square feet, the former school is a
beautiful historic structure with exceptional architectural detail. The building
includes a full-size gymnasium or auditorium that seats 750 people, complete with
a mezzanine and a stained glass skylight that encompasses the entire ceiling.
Project Details at a Glance
Completion Date: July 2011
Size: 72,000 square feet
Students Served: 500, Grades K-8
Architect: KSS Architects
Contractor: Tekton Development
Total Development Costs: $5.8 Million
Financing/Lender: New Market Tax Credits
with The Reinvestment Fund and Chase
Location: Jersey City, NJ
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Working closely with the Archdiocese of Newark, the READS team was able to
negotiate a favorable lease that met the long-term needs of both the school and
the Diocese and that also allowed the school to leverage nearly 20 percent more
financing than a traditional purchase would have.

“This move could not come at a better time for the charter school.
St. John the Baptist will give us breathing space, and it will give us that
space at substantial savings. We couldn’t have done this without the real
estate expertise of READS.” – Brian Stiles, Director of Golden Door Charter School

Greater Brunswick Charter School
Twelve years after it first opened its doors, Greater Brunswick Charter School
finally has the building of its dreams, and thanks in part to the work of READS,
the school began the 2010 school year in its newly expanded facility. The
expansion doubled the size of the facility to a total of 40,000 square feet. The
charter school has been at its current location since 2003 but occupied only half
of the building renting the other half to small businesses. With the tenants gone
as of last year, construction crews began transforming the vacant space into a
top-notch educational facility.

Project Details at a Glance
Completion Date: October 2010
Size: 40,000 square feet
Students Served: 360, Grades K-8
Architect: SSP Architectural Group
Contractor: Structural Concepts
Total Development Costs: $8 Million
Financing/Lender: Sun Bank, The NJ
Economic Development Authority
Location: New Brunswick, NJ

Workers erected the metal framework for more than a dozen classrooms and
a gymnasium with a regulation-size basketball court. The school’s former
community room was converted into a media center and classrooms, a
new faculty room was added, and an old classroom grew large enough to
accommodate the music program. GBCS and READS celebrated the completion at
a building dedication on October 27, 2010.

“This is something the school never would have achieved without
the regular involvement of READS. READS helped us arrange the
financing to pay for the work, they helped us to select an architect and
a contractor, and they managed the project for us from start to finish.
READS has been one of our greatest resources.” – Mike DeBlasio,
Director of Operations at GBCS
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Thank You to Our Funders, Supporters and Partners
Contributions
Corporate

American Express
Borden Perlman
Gates Capital Corporation
Hilltop Community Bank
LAN Associates
SSP Architectural Group
Structural Concepts, Inc.

Individuals

Lauren Bolline
Pamela Bolline
Paul Bradley
Jeff Crum
Michelle D’Alessio
Mary Demirjian
The Faris Family
Eric Felczak
Pankaj Jobanputra
Brian and Lisa Keenan
Walter G Lezynski
Walter and Josephine Lezynski
David Lichtenthal
Dorothy Lynch
Kevin Lynch
Steve Moschetti
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Christina and Deniz Oztan
John Parauda
Karen Thomas
Robia and Keith Timko
Jessica Tomkins and Frank Mastrioanni
Jane Zatkin
Andrew Zezas

Funders
The Bodman Foundation
CFED
Edna Wardlaw Charitable Trust
First State Community Action Agency
Hyde and Watson Foundation
Local Initiatives Support Corp. (LISC)

Event Sponsors
E Glanz Associates
New Bridge
New Jersey Community Capital
New Jersey Community Development Corp.

Consultants
David Learn, Blue Dog Media
Maria Marshall, Graphic Design
Deniz Oztan, myITpro
Andrew Tytla, Marketing Artist
Mike Verdi, Verdi Productions

Partners
City Green
Community Legal Aid Society
Corporation for Supportive Housing
Crawford St. Partners
DE Manufactured Home Owners
Association
Jesuit Volunteer Corp.
LAN Associates
Literacy Volunteers of NJ
Manufactured Home Owners
Association of NJ
NewBridge
NJ Charter Schools Association
NJ Charter School Resource Center
ROC USA
The Supportive Housing Association of NJ

Lending Partners
New Jersey Community Capital
NJ Economic Development Authority
Nonprofit Finance Fund
NCALL
Sussex Bank
The Reinvestment Fund
US Department of Agriculture

Financial Highlights

FY2010 Revenue

Rental Income 14%

In 2010, for every $1 of individual or foundation
support, READS leveraged $105 of capital to invest
in community facility and housing projects.

Grants and Donations 12%

FY2010 Expenses

Project Management
Fee for Service 74%

Administration
and Rent 9%

Accounting, Auditing
and Professional
Insurance 4%
Services 7%

Depreciation, Technology
and Interest 10%

Direct Service 70%
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