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Simon G. Harris

e. senior.minister@burlingtonbaptist.org.uk
Burlington Baptist Church

The Annexe

Update & final challenge

A paper for all Church Members and friends of Burlington Baptist Church.




Introduction

The dream is becoming a reality

The dream is becoming a reality: a church centre, all on one site, that is open, visible and welcoming – all that we believe God wants us to be.

If you were with us on Sunday May 21st  for our 150th Anniversary, I am sure you will agree that the drizzle didn’t dampen our spirits as we “broke-ground” and prayed for the building that was about to be built.  As I write, the builders are preparing the site for the arrival of the cranes that will lift the large steel frame into place over the next few weeks.  We will soon be seeing the building, quite literally, take shape.  It’s happening!

The purpose of this paper is to give an update on the progress we have made, and to set out the final challenge that is ahead of us.

Help!  I’m new around here!

We have been exceedingly blessed at BBC with new members, and maybe you are one of them!  We are delighted that you are now part of Burlington’s story and would like you to share with us the vision for the Annexe.  To help, I have made available online a paper that I wrote at the beginning of this year, just before our decision to proceed with the build.  You will find it at www.burlingtonbaptist.org.uk/annexe or please request a copy from our administrator, Margaret Smith. The paper tells the story of the journey that we have been on as a church, and explains why we are developing our premises in this particular way.  I do hope you will take 15 minutes to make your favourite drink and sit down to prayerfully read it through.

The Building Progress

The work so far

The church website is regularly updated with pictures of the building work as it progresses.  Please take a look at www.burlingtonbaptist.org.uk/annexe  Alternatively contact  Keith Trevorrow and he can update you with the latest state of play

Outline of Building plan

Planning for the Annexe has been developed and refined over the past few years and came to a conclusion with the selection and appointment of ES&H as our chosen builder in April 2006

The builders took over the site in July 2006 and are working towards a completion date of May 2007. Prior to this the Burlington Maintenance team undertook a significant number of tasks to prepare us, and the site, for the builder to start work. We are very grateful to the dozens of people who gave their time and energy to this essential work and getting us into good shape for starting

There is an outline time plan for what happens next which we are following (again, ask Keith Trevorrow if you would like to see this).  We also hold regular site meetings with the architect and builder to make sure we stay on this plan and deliver to time & budget

All of this is aimed at completing Stage 1 of the annexe – which is the completion of the whole external shell and the fitting out of the ground floor only

Current position

So far we have:-

· Excavated the basement and foundations 

· During this time we found a couple of problems ‘in the ground’  - an old air raid shelter and too shallow foundations for the existing church building 

· Poured a lot of concrete into the ground!

· Built a basement to house the boiler and other services

· Dug trenches for drainage, water, gas & electricity supplies

· Started to construct the steel framework 

We are about to pass one of the major milestones in the plan – which is finishing all of the below ground work and being ‘out of the ground’. This is a well understood turning point in any building programme as it marks the time when most of the unknowns become known and the risks start to reduce

Over the coming months we will see the steel work completed, walls and roofs added and then the internal finishes will be started

Finance update

The current position

Completing Stage 1 of the Annexe is forecast to cost £890,000. This includes building costs, professional fees incurred during the tendering and building phase, kitchen fitting and a small contingency. 
Stage 1 has been financed through the sale of Washbrook chapel and some other monies which were in hand amounting to around £160,000. However, the vast majority of the money has come from the generosity of our own members and friends who have so far given almost over £400,000 towards the development.

To finance the remainder of the building work we have obtained 7- and 10-year loans totalling £335,000 from various Baptist Loan Funds designed specifically for this purpose. To finance these loans we have pledges from almost 100 church members currently amounting to around £3,450 per month.  This level of giving will need to be maintained over the next 10 years.
Finally we have received a number of welcome gifts from trusts, including one for £10,000, and continue to look for other similar sources of funding.

The final challenge
Getting the whole job done

Introduction

The current building contract (Stage 1) does not enable us to complete the whole of the interior of the building. The current contract will complete in May 2007 with the external shell and the ground floor only.  Floors two and three will be sealed off to meet Health and Safety requirements.  

For full details of this please see the paper I wrote in January 2006 entitled “Towards a decision to build.”  A copy of this can be found on our website at www.burlingtonbaptist.org.uk.annexe or can be requested from our administrator, Margaret Smith.

The completion of the building

The decision to build just the ground floor was, we believe, absolutely the right one and was fully supported by the Church Meeting in January 2006. The advantages of starting and making best use of the money we had were very clear. It also allowed us to retain the Planning Permission which took considerable effort to secure and which was due to expire in November 2006. 

However, it is also very clear that to complete the whole building would be better still, and must be our ultimate aim, and something that we wish to do as soon as possible

We have termed completing the remaining floors as undertaking Stage 2. 

There are two approaches we can take to Stage 2. 

· we could wait until Stage 1 was completely finished and our finances were ready to commission a builder under a new contract to undertake Stage 2

· or we could work to improve our financial position now and commission the current builder ( ES&H ) to undertake the Stage 2 work as an extension of the existing Stage 1 contract

This second approach of extending the current contract has some very real and significant advantages over the first approach of waiting.

Advantages of going straight on to complete stage 2

· Stage 2 would be zero VAT rated as well as Stage 1. If we delayed and took out a second contract later this work would be deemed an ‘extension’ and consequently be liable to VAT, whereas adding the work to Stage 1 would make it part of the Annexe and hence VAT exempt. This could be a cost difference of as much as £35,000

· If the builders are still on site and undertake the Stage 2 work they would do this by adding to their existing plans. This has a number of significant cost advantages :-

· The ‘overheads’ of setting up and clearing down on site are already covered in the existing Stage 1 contract and this represents a cost saving over a separate Stage 2

· The ‘preliminaries’ that form part of any building contract have been carried out already and again offer a significant saving over a separate Stage 2. 

· We have included some costs in Stage 1 for partitioning off the first & second floors and for temporary lighting, fire alarms etc on these floors. If we were to go straight into Stage 2 these unnecessary costs would be saved

· The current plan makes allowances for sub-contractors to come on site and undertake their work – e.g. an electrician to run the wiring for the ground floor. If we ran Stage 2 as a separate contract at some later time then we would be paying that subcontractor to effectively make two visits to site – one in Stage 1 and another later in Stage 2. Clearly it is a more cost effective option for that subcontractor to make one visit and undertake the wiring for all three floors in one go. 

· The work of the architect & QS and the other major contributors to the Annexe development has already been undertaken and we have the drawings and specifications provided by them for Stage 2 in hand already. Therefore there should be minimal or no costs to update drawings & specification etc. However, if we undertook Stage 2 later then we cannot guarantee that the current architect, QS or other suppliers will be the ones to undertake the work and therefore there could be a cost of them taking and adopting the specifications and drawings produced by the current contractors. 

· Whilst we believe that Stage 2 could be undertaken later with minimal impact on the completed ground floor and car park of Stage 1, it is clear that to undertake any messy work such as plastering and painting on floors 1 & 2 at the same time as the ground floor would reduce the chances of ‘spoiling’ the stage 1 work when undertaking Stage 2. This is particularly true when considering the car park which will have a new surface laid as part of Stage 1 and which could be damaged in a subsequent Stage 2. It would be much better to do all internal work and then finish the car park.

· If we undertake Stage 2 now we would get it completed at today’s prices. This was one of the driving factors for starting Stage 1 as soon as we could – and it holds true for Stage 2 as well. It is better to secure a contract for at a known cost and at today’s prices than to be saving up and chasing a target which is growing through building cost inflation at something like 5% per annum

· We will be paying out Insurance, heating, maintenance etc costs for two empty floors, so we might just as well have these furnished and useable

These cost items, plus a few more, would manifest themselves as a higher cost for a separate Stage 2 at a later date when compared to Stage 1 added to the current contract now.

But above all else we get the full use of the annexe and all of the features now.  A single downstairs function room will not provide us with anything like the flexibility that the whole building will give.  Currently we are pushed for space (e.g. recent Fellowship Lunches have seen us bursting at the seams – which is an excellent problem to have!!)

The cost of Stage 2

We do not have a definitive cost for Stage 2 – either as a part of the current contract or as a separate contract undertaken at some time in the future.

When we separated out the Stage 2 costs from those of Stage 1 the QS estimated that approx £160,000 should be allocated to Stage 2. This however is not a ‘binding’ price from the builder and so we cannot take this as a firm estimate. However it is a good guideline.

Stage 2 now as an extension of Stage 1 : 

· Our estimate for completing Stage 2 as an addition to the current contract is £ 200,000 which also includes contingency, an allowance for inflation and overhead costs

Stage 2 later as a separate contract :

· starting with the same cost as completing Stage 2 as an extension to Stage 1  gives us a target of £200,000

· add to this the cost of the overheads and inefficiencies outlined above. Whilst these are difficult to estimate at this point we can use the same apportionment of costs that are in the current contract as a guide – which is 15% of the contract price

· to this we add VAT since Stage 2 as a separate contract would not be VAT exempt – this adds a further 17.5%

· then we would add inflation for each year we delay at a rate of 5% per annum
· this gives us a rough estimate of £312,000 for completing Stage 2 in (for example) 3 years time 

So for the purposes of this discussion paper we suggest that the two cost figures we use are :-

£200,000 payable in 2007 for completion of Stage 2 as an extension to the current contract; 

or

£312,000 payable in 2010 for a separate contract. 

A very significant difference

The timescale

There are two key dates that we need to focus on when considering if Stage 2 can be undertaken now as an extension to the current contract.

· The first is the latest date that we can commission the current builder to add the Stage 2 work to the existing contract and retain the cost benefits identified above, 

· and the second is the date that the costs of the Stage 2 work would need to be met.

We believe the first date is Jan 2007 for telling the builder we wish to extend, and the second date is actually a window of stage payments during the period May to July 2007 when we would need to pay the additional costs

What can I do?

Many, many members and friends have given generously and sacrificially already – without this we could never have come so far. 

But we still need one final push to get the whole Annexe finished.  There are several ways that you may be able to help, and there is a response sheet at the back of this paper that you may wish to use.  We will need to receive any new information by 31st December 2006 in order for it to help us with any decision to move to Stage 2 now.
· If you are new to us, and have caught the vision of the Annexe, consider a one-off gift, or a monthly pledge over 3, 5 or 10 years.

· If you have already made a pledge – perhaps for 2, 3 or 5 years that pledge may soon becoming to and end.  Please consider extending it for another 2, 3, 5 or even 10 years.  

· Please make sure all your donations are gift-aided if you are a taxpayer. Gift aid adds 28% to the value of every amount.  

· If your employer has payroll giving, use it! For example if BT employees give £10 per month, we receive (assuming you pass on the matching payment) £15, but it only costs you £7.80 (or even less!). You can use this mechanism for lump sum gifts as well. Please talk to us for advice.

· Finally, you may be able to help us by providing us with an interest-free loan.  We would be pleased to talk with you about how this might work.  Please indicate on the attached response form, or speak with Linda Blackburn our Treasure or Donald Sloan our Property Development Treasurer.  See contact details below.
For full details of our financial approach, please see the paper I wrote in January 2006 entitled “Towards a decision to build.”  A copy of this can be found on our website at www.burlingtonbaptist.org.uk.annexe or can be requested from our administrator, Margaret Smith.

Please, please, whatever else, would you join us in making this a matter of prayer.  We really do want to get this building finished, and in use, so that our growth in mission and maturity may continue unabated.  As I said last January, we have only one aim: to provide a God-honouring building which is a great base for our mission, and a home for our church family. 

Simon – Nov 2006

Contact Us

We would love to hear from you 

Please feel free to contact any of us regarding the Annexe with any questions or concerns that you may have.

Simon Harris, Senior Minister

senior.minister@burlingtonbaptist.org.uk
Keith Trevorrow, Building

keith.trevorrow@bt.com
Andrew Gosden, Finance

andrew.gosden@bt.com
Donald Sloan, Property Development Treasurer

Donald.sloan@btinternet.com
Linda Blackburn, Church Treasurer

treasurer@burlingtonbaptist.org.uk
Name: 
Address:

Tel:







Email:

A one off gift


I would like to make a one-off gift to the Property Development Fund of £                     .


I will make this gift:  

Immediately






on                                         .

I am a tax payer &  wish to gift through Gift Aid



A monthly pledge*


I would like to make a monthly pledge to the Property Development Fund of:



£5



£75






£10



£100

£25



£150
· £50 




· Other                           .

For a period of: 


3 years, 

5 years

 
10 years

_____years (please specify)


I will start on                                       .


Please tick one.

· I have not pledged before

· This replaces my existing pledge

I am a tax payer & wish to gift through Gift Aid


*This is a firm intention and not a binding agreement.  We recognize people’s circumstances change

An interest –free loan


I would like to discuss making an interest-free loan to the Property Development Fund.           
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Please complete and return as soon as possible, but no later than 31st December 2006 for this information to help us in our consideration of the completion of Stage 2 now.





My Response





To 	Mrs Linda Blackburn


	








Signed:                                                           .  Dated:                                 .
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