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Date:  September 3, 2015  
 
To:  Thomas J. Bonfield, City Manager 
 
Through: W. Bowman Ferguson, Deputy City Manager 
 
From:  Jina B. Propst, Assistant Director, General Services Department 
   
Subject: Response to Council Questions regarding the Police Headquarters 

Project  
 
At the August 20, 2015 City Council work session, additional information was requested 
regarding the development of the Durham Police Headquarters project. Below please find the 
following: 

1. Annual lease costs for Domestic Violence Unit and Property and Evidence lease 
space: 

 
(a) Property and Evidence fiscal year annual lease cost for space at  921 Holloway 

Street: 
FY 2013 (partial fiscal year)  92,604.76
FY 2014  188,041.44
FY 2015 188,725.12
FY 2016 189,415.56
FY 2017 190,113.00
FY 2018 190,817.36
FY2019 154,950.08
FY 2020 82,511.16
FY 2021 83,236.84
FY 2022   83,969.84
FY2023 (partial fiscal year) 56,307.84

 
(b) Domestic Violence fiscal year annual lease cost for space at 3022 Fayetteville 

Street: 
FY 2013 (partial fiscal year)  42,672.00
FY 2014  52,436.16
FY 2015 54,009.28
FY 2016 55,629.52
FY 2017 57,298.40
FY 2018 59,017.36
FY2019 60,787.88
FY 2020 62,611.52
FY 2021 64,489.84
FY 2022   66,424.56
FY2023 (partial fiscal year) 22,358.60
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2. The City’s program consultant Carter Goble (“CGL”) recently provided an updated 
staff projection analysis of the current Durham Police Department Consolidated 
Space Program confirming the new building will accommodate staff projections 
through 2030.  Additionally, the project team is confident that the building will 
continue to provide sufficient space well beyond the 2030 timeframe, but 
acknowledges that it becomes difficult to accurately predict staffing needs and 
program needs that far into the future.  Due to the fact that the majority of predicted 
growth in Police staff will occur in the Operations division, it is noted that this growth 
will have very limited impact on the space needs at the Police Headquarters. 
 

3. At Council’s direction, staff solicited feedback from interested parties regarding the 
five design alternatives presented to Council.  On September 1, we received a new 
proposed site layout scheme from Durham Area Designers (DADs) and Preservation 
Durham, with a request that we consider this proposal and forward to Council.  On 
Wednesday, September 2, the project steering committee met with DADs and 
Preservation Durham to discuss its proposed elements and offer feedback. The 
design scheme they submitted is attached for Council review. 
 
In addition to the diagram depicting their preferred layout, DADs and Preservation 
Durham used staff’s pro/con matrix to self-evaluate the scheme based on the 19 
criteria we developed.  Staff independently ranked the scheme and our consensus 
opinion differs from their analysis on a few criteria.  Both analyses are attached for 
Council’s review and consideration. 
 
Staff’s primary concern with the proposal is it eliminates any frontage of the new 
police headquarters project from Main Street.  The proposal recommends keeping the 
Carpenter Building for private development, as well as reserving the triangle parcel 
facing Main Street for private redevelopment.  The police facility would face Elizabeth 
Street, and would have no relationship with or access to Main Street.  The steering 
committee believes this approach misses an opportunity for the project to have a 
positive impact on Main Street, as well as a presence for a key public facility along 
this critical urban thoroughfare.  Staff asserts the interests of the community and the 
occupants of the building are best served if the building has some frontage and a 
public entrance on Main Street. 
 
Staff and members of the project steering committee will be available at the Council 
meeting to discuss any of the material presented at the August 20 worksession, as 
well as the additional materials and analysis provided for the September 8 Council 
meeting.  Staff also anticipates representatives from DADs and Preservation Durham 
will be in the audience and, at Council’s discretion, can speak to their proposal.   

 
 
 
 



Criteria Classification 
Pros  Cons  Pros  Cons  Pros  Cons  Pros  Cons  Pros  Cons  Subjective vs. Objective 

x x x x x Subjective 
x x x x x Subjective 
x x x x x Objective 

Main Street  x x x x x Objective 
Ramseur Street  x x x x x Objective 
Elizabeth Street  x x x x x Objective 
Hood Street x x x x x Objective 

x x x x x Subjective 
x x x x x Objective 
x x x x x Objective 

x x x x x Objective 
x x x x x Objective 

Proximity of Essential Functions to Street  x x x x x Objective 
Proximity of Building to Visitor Parking  x x x x x Objective 
Proximity of Parking Deck to Street  x x x x x Objective 
Proximity to Future Development  x x x x x Objective 
Proximity of Deck to Building x x x x x Objective 
Floorplate for Program Layout x x x x x Objective 
Loading Dock/ Building Services  Areas x x x x x Objective 

Notes: 

2. Pros vs. Cons totals are as follows:  7 12 9 10 8 11 13 6 17 2
3. Criteria Classification that are considered Subjective (3)  vs. Objective (16). Pros vs. Cons totals including only objective criteria are as follows:

7 9 6 10 8 8 10 6 14 2
4. Criteria Considerations are not weighted 

Provides Connectivity Between East Durham and West Durham 

Provides Future Growth 
and Development 

Scheme 1

Durham Police Headquarter Complex
Pro/Con Matrix 

Scheme 2 Scheme 3

1. 19 Criteria Considerations

Scheme 4 Scheme 5

Clarity of Entrance / Visibility of Entrance from Downtown 

Operational Efficiencies 

Saves Existing Carpenter Building

Minimize Surface Parking (off of Main Street)

Pedestrian Friendly 

Activates Main Street

Retail Opportunities 

Additional Cost of Saving Carpenter Building 

Safety and Security 

Criteria Considerations 
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DPDHQ!
40,000 sf footprint
DPD parking garage!
30,000 sf footprint
DPD surface parking!
23,000 sf footprint
DPD service yard!
19,600 sf footprint
Open space/future expansion!
23,000 sf footprint
Private development!
35,000 sf footprint at Ramseur St!
15,000 sf footprint at Main St!
  5,840 sf footprint !
  Carpenter Building renovation



Criteria Classification 

Pros  Cons  Pros  Cons  Subjective vs. Objective 
x x Subjective 
x x Subjective 
x x Objective 

Main Street  x x Objective 
Ramseur Street  x x Objective 
Elizabeth Street  x x Objective 
Hood Street x x Objective 

x x Subjective 
x x Objective 
x x Objective 

x x Objective 
x x Objective 

Proximity of Essential Functions to Street  x x Objective 
Proximity of Building to Visitor Parking  x x Objective 
Proximity of Parking Deck to Street  x x Objective 
Proximity to Future Development  x x Objective 
Proximity of Deck to Building x x Objective 
Floorplate for Program Layout x x Objective 
Loading Dock/ Building Services  Areas x x Objective 

Notes: 

2. Pros vs. Cons totals are as follows:  9 10 14 5

9 7 11 5
4. Criteria Considerations are not weighted 

3. Criteria Classification that are considered Subjective (3)  vs. 
Objective (16). Pros vs. Cons totals including only objective criteria are 

1. 19  Criteria Considerations

Clarity of Entrance / Visibility of Entrance from Downtown 

Operational Efficiencies 

Saves Existing Carpenter Building

Minimize Surface Parking (off of Main Street)

Pedestrian Friendly 
Retail Opportunities 

Additional Cost of Saving Carpenter Building 

Safety and Security 

Provides Connectivity Between East Durham and West Durham 

Provides Future Growth 
and Development 

Staff  Ranking 

Durham Police Headquarter Complex  ‐ Pro/Con Matrix 

Criteria Considerations 

DAD and Preservation Durham Diagram ‐  Sent on 9/1/2015

DAD and 
Preservation 
Durham  
Ranking 

Activates Main Street







Schem e 1B Criteria Classification 
Pros Cons Pros Cons Pros Cons Pros Cons Pros Cons Pros Cons Subjective vs. Objective 

x x x x x x Subjective 
x x x x x x Subjective 

x x x x x x Objective 
Main Street x x x x x x Objective 
Ramseur Street x x x x x x Objective 
Elizabeth Street x x x x x x Objective 
Hood Street x x x x x x Objective 

x x x x x x Subjective 
x x x x x x Objective 
x x x x x x Objective 

x x x x x x Objective 
x x x x x x Objective 

Proximity of Essential Functions to Street x x x x x x Objective 
Proximity of Building to Visitor Parking x x x x x x Objective 
Proximity of Parking Deck to Street x x x x x x Objective 
Proximity to Future Development x x x x x x Objective 
Proximity of Deck to Building x x x x x x Objective 
Floorplate for Program Layout x x x x x x Objective 
Loading Dock/ Building Services  Areas x x x x x x Objective 

x x x x x x
x x x x x x

Notes: 

2. Pros vs. Cons totals are as follows: 9 12 20 1 7 14 10 11 11 10 15 6
3. Criteria Classification that are considered Subjective (3)  vs. Objective (16). Pros vs. Cons totals including only objective criteria are as follows:

7 9 6 10 8 8 10 6 14 2
4. Criteria Considerations are not weighted 

1. 19 Criteria Considerations

Scheme 4 Scheme 5

Clarity of Entrance / Visibility of Entrance from Downtown 

Operational Efficiencies 

Saves Existing Carpenter Building

Minimize Surface Parking (off of Main Street)

Pedestrian Friendly 

Activates Main Street

Retail Opportunities 

Additional Cost of Saving Carpenter Building 

Safety and Security 

Criteria Considerations 

Additional Revenue From Selling Carpenter Building
Provides New Public Green Space/Park/Plaza

Provides Connectivity Between East Durham and West Durham 

Provides Future Growth 
and Development 

Scheme 1

Durham Police Headquarter Complex
Pro/Con Matrix 

Scheme 2 Scheme 3



!
!
September!4,!2015!
!
Downtown!Durham,!Inc.!recognizes!the!transformative!possibilities!a!newly!designed!civic!
building!could!have!on!adjacent!properties!if!designed!and!executed!with!the!urban!design!
principles!as!described!in!the!Downtown!Master!Plan!and!the!Downtown!Retail!Market!
Analysis.!DDI!believes!design!scheme!number!four!best!meets!these!criteria.!
!
Taking!into!account!sound!urban!design!principles!and!economic!development!best!practices,!
we#are#recommending#Option#4!as!the!preferred!design!for!the!following!reasons:!
!

1.! It!allows!the!parking!deck!to!be!wrapped!by!private!development,!which!significantly!
increases!the!amount!of!activated!space!on!the!street.!

2.! It!reduces!the!size!of!surface!parking!lot!and!moves!a!number!of!parking!spots!to!
diagonal!on!street!parking!which!would!be!available!to!other!businesses.!!

3.! It!builds!to!the!sidewalk!on!Main,!Hood,!and!allows!for!private!development!on!
Ramseur.!!The!Ramseur!corridor!is!already!experiencing!redevelopment,!and!it!is!
important!to!encourage!further!opportunities.!

4.! The!cost!of!saving!the!Carpenter!Building!would!be!$3.9#million!additional#dollars!to!
incorporate!into!Police!Station!Use.!We!feel!this!money!is!better!spent!on!other!
infrastructure!improvements!to!help!keep!pace!with!the!rapid!growth!in!the!downtown!
improvement!district.!

!!
We!thank!the!city!and!the!police!department!for!taking!our!board’s!concerns!into!consideration!
and!developing!these!new!design!scenarios.!We!believe!this!new!development!scenario!will!
result!in!improved!connectivity!and!a!more!thoughtfully!designed!project!than!was!previously!
proposed.!!
!

!
! ! ! ! ! ! ! ! ! ! !
Jeff!Miller! ! ! ! ! ! ! ! ! Geoff!Durham!
Chair,!Board!of!Directors! ! ! ! ! ! DDI!President!&!CEO!
!
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