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Meet Bruce C. Anderson

-

Meet Bruce C. Anderson {
A seasoned veteran and highly acclaimed expetiaghurch design {

andchurchconstructionndustry, Bruce is uniquely qualified to lead, coa

and assist neprofit and church organizations in the development and

construction of religious facilities.

Ove the past 15 years, Mr. Anderson has not only consultedhwitdreds of small
and large church organizations on the development of typical church facilities such as
sanctuaries, education space, administrative space, gymnasiums and family life centers he
also was part owner of a CCRC Senior Housing Development employing both architectural
staff and senior housing executive management. As a licensed General Contractor in the
State of Florida and as a consultant Bruce has consulted with over $200,000&4I0 of
estate development projects in the {poafit sector.

Since 199Bruce has written several articles for Church Business Magazine on church
business, construction, finance and growth as well as served on the advisory board for a
period of time. Brucéas spoken on national platforms with Larry Burkette, Ron Blue and
Pat Robertson and has been a contributing author to Christianity Today.

Because of his expertise in the areas of finance, real estate development, church design and
construction, Mr. Andeson has built his reputation as the guy to go to when you need

straight forward, cut to the chase answersfafidh e Ar t  thinking dné¢he liesta | 0
way to accomplish your project.

Bruce is has been married to his solate and life partner Jerri f@7 years and have two
children Brittany and Bobby. Brittany is studying to become a teacher for special needs
children and Bobby has his Masters Degree in Real Estate Develojpomerthe

University of FloridaAs a Christian business man, Bruce is passie about helping

vibrant ministries realize their real estate development, design and construction goals in
order to further the kingdom of God.

You Can Contact Mr. Anderson at:

Build-Masters Group LLC
866-653-55810r 8136846018
bca@brucecanderson.com
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Mistake #1
Not Getting Prequalified For
What You Can Afford!

K nowing exactly what your church can affasthenconsidering an expansion or
relocation project can be one of the most valuable pieces ofmat@n that you can
obtain, BEFORE you ever start drawing up plans, buying land, or even creating a buzz in
you congregation abotite need tduild.

Over the past 15 yearshave consulted with countless churches that were not ready
to expandheir ministry even though they were out of physical space to adequately
worship While that may seem like an odd statement, the fact of the matter is there is much
more that goes into considerationadfiordability, than just being out of physical spacet L
me explain.

Property

Will your current property allow you to expand in a way that will meet all your easement,
setback, aning, parking, water, sewer, fire protectioretland mitigation, architectural
standards, arborist standagedsl drainage requirement@all proximity of your proposed

new buildings impact need for firewalls? What about egress, ingress, offsite impraseme

or ADA standardsEach one of these types of elements can be deal killarserpansion
projectjust due to the raw cosisvolved in developing the land or meetitigg standards
required. | have seen just about every one of these elements con@agia one way or
anotherthat put theproject out of reach due to the unexpected costs invoBedure that

all of these types of considerations are investigated before you get too far into your project.

Renovation or Code Upgrades

| can remember a particular church that called me in a state of panic because they were now

in a potential million dollar cost oveun situation due to having to bring their loliig up

to new codes in a complete renovation of their facility. Several years ago they had hired

some people from within the church to expand their facilities. Unfortunately when the work
wasdonet he contractor didnodét guliihspercmietds andi d
meet the codes of the time. Ten years later when the church was in the midst of their

current expansion they found out that bringing their entire campus up to code would be an
additional million dollars over what they had budgeted.

Get Prequalified For What You Can Afford
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Get Prequalified For What You Can Afford

Church Budget And Cash Flow

There is good news and bad news when it comes to the flexibility that most churches have
concerningheir church budget and allocai of funds. The good news is you can decide

to put as much or as little of the tithes and offerings towards ministry as you care to when
setting up your budget. The bad news, just like personal bank accounts, you can get over
extended with fixed bills ke salaries, cars, busses, equipment lebave seen smaller
churches that had more monthly cash available to spend towards a loan for church
expansion than a church that brought in three times as much money on an annual basis.
What 6s t de?Hodyou afloeate gaur fund€efore you start moving towards an
expansion project, set up a proposed budget that sets aside the money that you can afford
towards debt service. This will help you get prepared for the new payment, help generate
funds for soft osts for your project, and show the qualifylognkthat you can actually
AFFFORD the payment.

Urgency and Buy In

Another key factor in consideringh&ther or not to take on a new project is measuring the

sense of urgency from your congregation and sense of buy in to the idea. Too many times |

see pastors, or boardsarging off into risky territory of a building project, when in reality

they have intmal issues, lack of buy in, or even a lack of desire to grow by their

congregation. Know what the health of your chus;tknow where your people are at. If

they donét support the project, you are dea
think that by building a church that you can fix internal issues and discord. That is like

telling a young couple that are looking to get divorced to have a baby and it will fix their
marriage. Know the health of yoahurch;it will pay dividends for you.

Bank Qualification

One of the best things that you can ddFBIRE you start buying property addawing

plansis to get youibank or abank that specializes in church lendirig,prequalify you for

what they would be willing to lend your church. | know there are lots of rules of thumbs

out in the market place about what a church can qualify for, but the reality of church
lendingisyoudodt know unless you can get a dcl ear
to lend you money. A letter of intent is ok, but banks pretty regularly change their mind
from Aletters of intentodo and dondt finance
stronger indication from your lender. They will take into account, your cash flow, growth
patterns, health of your church, longevity of leadershitaws of your organization, value

of construction or expansion, and other considerations such as zoningwuililggrve

letters, and overall equity that you have in the project (typically 25% or better of your
expansion project)lake this step first, the peace of mind you will get going into a project

will be well worth it.
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Develop A Realistic Project Budget

Mistake #2
Not Developing A Realistic Project Budget!

O ne of the key ingredientsf developing commercial construction is understanding
what ALL off the costs will be for the project and whether or not the project still makes
seng once you determine that.

Most churches go about building a church by deciding that they need to build, going to an
architect to design them a building with very little consideration as to design costs, material
specifications, soft costs, acousticagjgreering and design costs, sound design and
lighting costs, equipment, furniture and decorating costs, inflation costs, contingency costs,
landscaping and irrigation costs, and the list goes on and on.

What mostchurch designerandchurchconsultantsl on 6t t ake i nto consid
that only about 60%65% of your overall budget will ever wind up going into the building

budget. Let me say this in afdrent way, if you have a been approved to spend $2 million

on your expansion project, only about $1,200;8Q(B00,000will actually be spent on

bricks and sticks, or in the industry known
soft costs of th@roject.

Below | will break out the general categories of a church building budget.

Investigative Costs

These costs atbetypical costs necessary to determine if your project is feasible or to
gather necessary information that will be required for your architects and engineers. They
are costs like, Environmental Phase 1 Study; Topographic and Boundary Survey,
Preliminary Civl Engineering Feasibility, Traffic Engineering Study, PERC tglsins
submission costs, land planner/expediting castpical Costs for this phase is anywhere

from 1% to 3% of the project costs.

Design and Permitting Costs

These costs are the typical costs necessary to design your project and get it through the
process of permitting. They are costs for things like Me&2kamning, Schematic Design,
Design Development Drawings, Construction Drawings, Civil Engineering Fees,
Acoustical Engineering Fees, Structural Engineering, MechaBieatricatPlumbing
Engineering, interior design, landscape and irrigation design, lmpalat fees, legal fees,
permitting fees.Overall you should count on at least -2%%%6 for these types of costs.
However they will vary from region to region.
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Develop A Realistic Project Budget

Furniture, Fixtures, Equipment and Contingency Costs

These costs are the typical costs necessary to operate within the building that you design
and build. You will need furniturke seating, desks, chairghalk board®tc. You may

need other items like church signs, kiosks, specialty walls, stage curtains. If you are
building a sanctuary or room that will need audio, sound and lighting equipment you will
find yourself buying projectors, specialty lighting, sound boasgdsakers, dimming
packages, extra wiring and conduit, specialty elepiitels and grounding systeriese
items can add up very quickly dependent upon the Ewabur expectations, ministry style
and needs.

In any project you need to factor in cmgiency costs. What if your project goes over

budget because inspectors require you to add items or do things differently that what were
approved on your plans? What if your archit
your project well enough fahe subcontractors to give you sadjdotesVhat if you open

up an existing wall that you are renovating and find that you have to bring your building up

to code? You get the point, there are a ton
designingand constructing a buildingVhile that may seem frustrating to you at first, it is

just a part of construction that happens on almost every job, you can count on it.

What about inflation costd=rom the time that you start designing your project ungil th

time that you actually start your project can be anywhere from a few months to a couple of
years.During that period of time matial and labor costs generally tendgmup Annually

those costs typically go up for an entire project about 3% to 5%eper lyut | haveseen

some years as much as 10% so preparing for inflation is a reality in developing your
budget.

Another contingency you should consider is Owberven change orders. While you

should eliminate 99% of your owner driven change orders BEE®uU submit your final
drawings for permittingthe fact is churches have a lot of people with opinions about what
something should look like in the buildings you build. You probably should have some
money set aside for those types of changes as well.

Overall in early planning you should plan on at least B3%b6 contingency costs on your
project.
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Develop A Realistic Project Budget

Site Costs

Finally you arenow getting down to the money that is left over for building your building
and developing your site. In the next section we will talk about Site Costs which can be
very costly dependent upon the region of the country that you are building in. In mast area
you can count on at least 2625% of your total budget being spent on site development
costs.Things that go into site development are items like, roadways on and off site, water,
sewer, storm water drainage, lift stations, site lighting, landscapiggtion, backflow
preventers, fire hydrants, dumpster pads and walls, bufileesyd borrow, demolition and

SO on.

Building Costs

Now that you have determined what ydwilding design costs should be you can hire an
churcharchitectto start designing your building. If you have done this process right, in our
2mm budget example you are now telling therrcharchitectthat you need to design

within a $1,200)00=%$1,300,000 dollar range, instead of what most churches would have
done and started designing the building to meet a 2 million dollar budget. Can you imagine
getting the costs in for you total project and the project come in at 1 Million more than you
can afford. Your people will be mad at you, lose confidence and may even decide to no
longer support your project.

Once you have the confidence in how to develop a realistic project budget it is then just a
matter of managing all the little pieces to makiee each component stays within or under
the figures that you have projected. If you do what we have outlined so far in getting
gualified for how much you can afford and then establish a very realistic total project
budget, you will have eliminated 90% thie mistakes that most churches make that cause
their project to get shipwrecked before they ever break ground.
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Mistake #3
Not Selecting Your Land Right!

Y our church has been worshigiin a local school and you are desperatedking for
a piece of land to build your new church. You get a call from a friend, meanigerealtor
stating | think God has delivered us a great deal on a piece of property. You rush out, look
at the land aah it just seems perfect. Your friend, member, realtor states that you are going
to need to act very quickly and yourylwondot h
have already looked intoagand you wi | | be fine. DONG6T DO |

I candt manytimesyoveunthehyears that | have met with churches that have been
of fered this type of deal only to be stuck
will have to pay more money for than they would have paid for another site including the
purchase price and development cosip.#1 SELECTING PROPERTY RIGHT , will

either make or break your project and make your project go smoothly or become your

worst nightmare.

One of the things that professional develomErsery wellis learning to anabye very
quickly whether or not a piece of property will make or break their projetcially.
Whatwill the level of difficultybe in developing their projectfow much timewill it take
to jump through the regulatory hoops in order to meet the denodmdsen thg need to be
in their buildings?s this a good deaFHow much will it cost meéo develop it all in?

Select Your Land Right!

Tip #2 MOST REALTORS DON®OT 60O gTeHI SneWBMrlolng
be very helpful i n | ocat i ngamdknowihesgererale s , kK no
range of asking price and that type of information. However, most realtors DO NOT know

how to evaluate a piece of property fromd & v e | pepsgectides You must learn or seek

advice from someone that knows how and has experience tthisng

Learn How To Look At Property Like A Developer

For the rest of this section | will be dissecting for you the things that may be helpful for you

in selecting a piece of property for your church. While this is not intended to be exhaustive,

it will at least give you an inside glimpse of the things that you must know before you ever

Ago hardod put money up that you clnowndsoose o
doing your fidue diligenceo.
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Select Your Land Right!

Most municipalities or counties have what are kn@s concurrency requirement$ese
are set standards that are looked at to see whether not the project will have impact on
zoning,traffic, schools, fire, water, sewereighborhood impact and whether the project is
a benefit or a problem for the commiyni

Zoning Requirements

Every community has in place zoning requirements. Some states, especially states that are
experiencing rapid growth such Blerida have what is knowas a comprehensive plan.

The purpose of these requirements is to control growth, to control things like not having
strip clubs next to schools or churches, having business districts separate from housing
districts, controlingh e hei ght restrictions of construcHi
building next to a single family home and so on. One of the things that a lot of people miss
is the difference between what a piece of property is currently zoned versus the underlying
appovals of the comprehensive plan. | can have a piece of property that will allow
churches, offices and retail, but currently have my piece of property zoned for retalil. If | am
trying to build a church, then | would have to have the property rezoned.dsbaneas

this can take as little as 3 months and as long as 9 months. However, if the comprehensive
plan is for single family residences only, and does not allow churches, schools, daycare etc,
the process of changing the comprehensive plan could cosuymineds of thousands of

dollars and two to three years, with no degree of certainty whether or not you will win.

Other areas that can impact your project under zoning requirements are height restrictions.

Most commercial business and residential areéslwi | i mit t he hei ght of
feet.What if you are trying to design a sanctuary that reqairesry high ceilingo
accomplish your design anduescsr whait!| giomug craa

it unless you get a variance to oba it. The problem is a variance can be very time

consuming to apply for and yoeverhave a certainty of it being approved. If you are now

|l ooking to buy a piece of property to build
While these are versimple examples of zonirmgstrictions, the point igoning restrictions

play a very important padf deciding whether or not to buy a piece of property.

Neighborhood Impact

Ind e v e | g, wedcall this NINBY, (Not In My Back Yard). More and more
communities are fighting churches coming into their neighborhood because of the noise,
lighting and traffic impacts to their neighborhodidyou are building a 1000 seat church

and you are going to have daycare, schools, ball parks etc. you may consider this a positive
impact to the neighborhood that you are going into, but the neighbors may see it quite
differently. This is a very importamtece of information that you need to have a pretty

good idea of how the community will respond. How many times have you seeklakal

trying to go into a community, only to be shot down by a neighborhood association?
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Sub-Dividing Opportunities

Are their opportunitiestosutbi vi de and sel | of f the propert
say that you are buying a piece of property that is 3Gaoré you only need 15 acres to

meet the needs and requirements of your long term ralsierMaybe the area is zoned
single family housing with a density of 6 houses to an acre. However the zoning also
allows churches through special use exception tlol lnuthis single family zoned area.

What if you subdivided the land and either sold off a piece to a developetvguinired

with a developer, or built a development yourself that could actually pay for all 30 acres
and at the same time pay cash forryoew church®Vhile this sounds complicated, in

reality it is how major developers make millions of dollars each year by looking for
anomaliesn the markets. You may look at a piece of property and it costs $100,000 per
acre but if you were allowed to a5 units per acre then the actual unit costs would only
be $4000 per unit for land parcels that you could turn around and sell for $25,000 per unit.
So for a $100,000 investment you were able to naapeofit of $425,000. With the right

type of researckiou may be able to pay for your next church project, just by buying land
right.

Select Your Land Right!

Utility Locations and Costs

Ok, you have located axating piece é property. Great location, a lot of trees, what

could be better? What about getting utilities to the property. Where is the closest electrical
connections, will you have to run underground or overhead wires? What about sewer, is the
closest connection ¥f a mile from the site, will you have to pay to bring the line to you?

Will you need a lift station to handle the sedsad?Maybe you will need a septic tank

and drain field. Will the land PERC, right? What about fire protection and fire sprinklers.
Whatare the fire linesizes;will they produce the pressure needed for you fire suppression
system? Will you have to providgaabove ground tank to handle the fire suppression if

you are on well water? Will you need to bring in fill dirt to raise the leféhe site, or will

there be enough borrow? Will you be able to handle drainage with retention ponds or will
you need undergrourtétenchdrain filtration, manholes and piping? As you can see there
are a lot of questions surrounding the functionality ofrymulding being able to run your

lights, plumbing, fire protection, drainage of the site, and sewer needs. These items can be
very costly and should not be taken lightly or for granted.
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Select Your Land Right!

Traffic Impact Restrictions

You would think that you would just be able to build anything that you want without any
regard to the traffic and road impacts of your project. Not so! In many areas the local and
counl agencies issue what are known as trip counts for a particular road. Trip counts are
the traffic load on a particular highway. There are a maximum amount of trips allowable
per each road and a certain allowable count per type of business. For instamgpgilags
center will have a different trip count than a daycare center, or a church. What if you are
building a church, daycare and school, how will that impact the project. | have seen
projects that were restricted from building for as long as two yeamibe developers had

all ready used up the allowable trip counts for the road, not leaving any for the land owners
with undeveloped landmagine carrying a note on a million dollar piece of property for

two years when you thought that you were going talide to develop it immediately. Be
careful, this could be a hazardous mistake!

Environmental Hazards

| am sure you have heard the horror storiesn@vbuys a piece of land and finds out that

the site used to be a burial site for unwanted used tires. $600,000 later after mitigating the
site for tires, disposal fees, and bringing in and compacting fill dirt you have a site that you
can use. What abounderground storage tanks or hazardous waste? Oh yeah, did you
happen to see the gopher turtle, burrowing owl and eagle that live on the back part of the
property. All of these types of issues must be thoroughly investigated BEFORE you
finalize a contracbn your site.

Flood Plain and Wetlands

In most areas of the country property is sabje a 100 Year Flood Plain plamd to

wetland protected areas by watmanagement districts. | remember one church that had
bought one of those great dealdAunstin, Texasandbrought me in to look aheir

property. Ifound out that it was dead in the middle of a flood plain and was cost prohibitive
for the church to dealop. The level that they would have had to raise the site in order to
satisfy flood plain requirements would cost more than they were going to spend on their

entire project. I reviewed another site for
of property. After doing the wetland studies we found out that only 2 acres out of their 20
were developabl e. That 6s right only 10% of

thinking 90% of it was developablB.o n 6t make t he same Kkind of
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Subsurface Soils Investigation

Whattype of structurean your land support? In places like Florida we have soils that
range from swamp land, mkiccostal, shelland soft sand. What type of building are you
going to build? Will the ground support the structure, and if not what will it cost to make it
work. | have seen buildings that have had seventy dollars a square foot of building costs in
undeground underpinning, shoring and beams before you ever started building your
building. These are all important things to know about the soil conditions of your site.

Architectural Standards

In some communities you can build a building to look exactly like you want it. In others
they have very strict architectural standards that determine what the aesthetic styles must
look like, colors that you can use,eevmaterials that you can use. It is very important that
you know what the details are of these architectural standards and the potential adds on a
cost per square foot basis that it may have on impacting your project.

Landscaping and Irrigation Standards

Similar to the Architectural Standards we discussed, most communities have certain
landscaping and irrigation standards that they require on your site. They will control how
mary trees, plants, bushes, spacing etc that you must have around your buildings, dumpster
pads, air conditioners, playgrounds, buffer zones, drainage areas etc. In addition if you
have to cut trees there may be substantial tree mitigation requirementgionaddime
consuming tree removal permits that must be obtained. In addi®clearing costs of

your land, rough and fine grading may be substantial dependent upon the topographic
layout of your sites. While these issues may sauimbr, | have seemhese costs run into

the hundreds of thousands of dollars even on small simple sites, dependent upon where you
are building.

Select Your Land Right!

Ingress and Egress Options

One onsideration that you will also want to look at is hpgople argoing to get into and

out of your site. There are two different perspectives thateulooking at in this issue.

One is from the perspective of traffic and fifgom a traffic perspectévyou typically are

required to have at least two drivewaysng intothe site. Will you have to put in turn

lanes, red lights, cut the median? These items can be very costly and you need to know this
up front. From a fire perspective there must be enoagm for fire trucks to get on to the

site and to be able to turn a fire truck around with ease. This can cause extra roadways and
turnouts to be installed on the site, which can also significantly increase your overall site
costs.
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