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VICINITY MAP & SITE PROFILE

PROPERTY LOCATION: 8501 Poole Road

WAKE COUNTY PINS: 1752-49-6412

CURRENT ZONING DISTRICT: Rural Transition (RT)

PROPERTY OWNERS: Melodie H. Smith & Jennifer H. Berry

PROPERTY SIZE: 50.81 acres

CURRENT LAND USE: Vacant



ZONING & SURROUNDING USES

DIRECTION LAND USE ZONING

North Single-Family Dwellings & Agriculture RT

South Agriculture (Wake County) R-30

East
Current: Residential (Single-Family Dwellings)

Future: Haven at Griffith Meadows 
(Residential – Single-Family & Townhomes)

GR3 PUD

West Residential (Single-Family Dwellings) RR1



PROJECT PROFILE

PROPOSED ZONING DISTRICT:
General Residential – Medium Density 
Planned Unit Development (GR8 PUD)

NAME OF PROJECT: Hopkins Farm

APPLICANT/REPRESENTATIVE: David Bergmark, McAdams

DEVELOPER: Lennar

PROJECT SIZE: 50.81 acres

PROPOSED LAND USE: 171 Residential Units (102 Single-Family; 69 Townhomes)

PROPOSED DENSITY: 3.37 units/acre



PROPOSED MASTER PLAN



PROJECT TIMELINE

Town Council Decision

LURB Recommendation

Town Council Joint Public Hearing

DRC Review with Conditional Approval

Master Plan & Zoning Map Amendment Application Submitted

Neighborhood Meeting

Sketch Plan Review

Pre-Application Meeting



NOTIFICATION

• First Class Letters Mailed:
 July 2, 2025 

• Signs Posted on Property:
  July 2, 2025 

• Legal Ad Published (Wake Weekly):
  July 4 & 11, 2025



PROJECT TIMELINE
Pre-Application Meeting:
• July 30, 2024
• Consistency w/:

o UDO
o Comprehensive Plan
o CTP
o Other adopted plans



PROJECT TIMELINE



PROJECT TIMELINE



PROJECT TIMELINE



PROJECT TIMELINE



PROJECT TIMELINE
Virtual Neighborhood Meeting Summary:
• March 27, 2025; ~15 people in attendance

• Vegetation & buffering
• Noise & viewshed impacts
• Greythorne Place roadway improvements
• Public utilities
• Construction traffic
• Construction timeline



PROJECT TIMELINE
Development Review Committee:
• May 15, 2025
• No Action Taken on ZMA and Master Plan:

• Town Council decision of the rezoning
• Addressing comments regarding:

• General roadway design 
• On- and off-street parking locations
• General stormwater design and conveyance
• Green stormwater infrastructure
• Existing farm pond
• Recreational open spaces
• Tree survey



PROPOSED MASTER PLAN

• 50.81-acres

• 171 Residential Units 
(102 SF; 69 TH)

• Site Development 
Allowances Requested



• 32 Front-loaded units
o 60-foot-wide lots (minimum)
o Three-story maximum
o ~18.71% of development

PROPOSED MASTER PLAN



• 32 Front-loaded units
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o Three-story maximum
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• 32 Front-loaded units
o 60-foot-wide lots (minimum)
o Three-story maximum
o ~18.71% of development

• 70 Rear-loaded units
o 34-foot-wide lots (minimum)
o Three-stories (maximum)
o ~40.93% of development

• 69 Rear-loaded townhomes
o 20-foot-wide lots (minimum)
o 53 units fronting public roads
o 16 units fronting public open spaces
o Three-stories (maximum)
o ~40.35% of development

PROPOSED MASTER PLAN



• Phase 1

PROPOSED MASTER PLAN



• Phase 1
• Phase 2

PROPOSED MASTER PLAN



EXISTING ENVIRONMENTAL FEATURES



EXISTING VEGETATION

• Areas of concentrated development
• ~6 acres of preserved tree canopy 

(~12% of site)
• 20-foot perimeter buffer
• ~43% of land area = open spaces and 

preserved tree canopy



PROPOSED OPEN SPACES

Total Recreational OS 
Required: 6.32 acres 
Provided: 14.86 (+8.54 acres)



PROPOSED OPEN SPACES



PROPOSED OPEN SPACES



ARCHITECTURAL STANDARDS
Single-Family Detached



ARCHITECTURAL STANDARDS
Single-Family Detached



ARCHITECTURAL STANDARDS
Single-Family Detached



ARCHITECTURAL STANDARDS
Townhomes



ARCHITECTURAL STANDARDS
Townhomes



PEDESTRIAN CONNECTIVITY

• 5- & 6-foot sidewalks
        (Local & Main Streets)
• 10-foot sidepath 
        (Urban Main Street & Boulevard)



PEDESTRIAN CONNECTIVITY

• 5- & 6-foot sidewalks
        (Local & Main Streets)
• 10-foot sidepath 
        (Urban Main Street & Boulevard)



ROADWAY CONNECTIVITY



ROADWAY CONNECTIVITY



ROADWAY CONNECTIVITY

Rutledge 
Landing

Huntsboro

Haven at 
Griffith 

Meadows Parkside at 
West Lake



• TIA was conducted in Dec. 2024 & Jan. 2025:

• Build-out Year: 2029 w/ 3% Annual Growth Rate

• Approved developments in area:
• Haven at Griffith Meadows (CDs Under Review)
• Lyndon Oaks (CDs Under Review)
• Hodge Road Planned Development/Banks 20 (Raleigh)

TRANSPORTATION ANALYSIS

Elevate 
Riverview

Haven at 
Griffith 

Meadows

Lyndon
Oaks

Banks 
20



TRANSPORTATION ANALYSIS
Poole Road and Site Access #1 (Street “A”)

• Construct Site Access #1 as the southbound approach with 
one ingress lane and one egress lane.

• Provide stop control on the southbound approach of the 
proposed site driveway.

• Construct an exclusive eastbound left-turn lane on Poole 
Road with a minimum of 100 feet of full width storage and 
appropriate deceleration and taper.



TRANSPORTATION ANALYSIS
Poole Road and Site Access #1 (Street “A”)

• Construct Site Access #1 as the southbound approach with 
one ingress lane and one egress lane.

• Provide stop control on the southbound approach of the 
proposed site driveway.

• Construct an exclusive eastbound left-turn lane on Poole 
Road with a minimum of 100 feet of full width storage and 
appropriate deceleration and taper.

Town & NCDOT Recommendations (TIA Revised)
• An exclusive westbound right-turn lane onto Site Access 

#1/Street “A” from Poole Road
• An exclusive southbound right-turn lane onto Poole Road 

from Bethlehem Road 



SITE DEVELOPMENT ALLOWANCES
Required: 
• Front-loaded lots 

must be at least 
80-feet-wide

• Rear-loaded lots 
must be at least 
30-feet-wide

Requested: 
• As shown 

Dimension Standards – Lot Width (UDO, Section 3.4)

34’

20’
MIN.

20’
MIN.



SITE DEVELOPMENT ALLOWANCES
Required: 
• 35-foot-long 

driveways
Requested: 
• As shown 

Dimension Standards – Driveway Length (UDO, Section 3.4)

34’

20’
MIN.

20’
MIN.



SITE DEVELOPMENT ALLOWANCES
Requested:
• As shown 

Dimension Standards – Setbacks (UDO, Section 3.4)

34’

20’
MIN.

20’
MIN.



SITE DEVELOPMENT ALLOWANCES
Lot & Yard Requirements; General Building Design Requirements (UDO, Sections 3.2; 6.4.B)

20’
MIN.

Required: 
• Lots front public streets
Requested: 
• Certain lots front public 

open space



SITE DEVELOPMENT ALLOWANCES
Residential Landscaping (UDO, Section 7.4.K.4)

34’

20’
MIN.

20’
MIN.

Required: 
• Foundation 

plantings on all sides
Requested: 
• Evergreen shrubs on 

front & sides facing 
public rights-of-way 
or open space

• Evergreen shrubs on 
first 12 feet of sides 
(closest to the front)



SITE DEVELOPMENT ALLOWANCES
Residential Clearing & Grading (UDO, Section 9.3.B)
Required: 
• Building Permit required before 

grading lots > 60-feet wide
Requested: 
• Any lot within 100 feet of any 

riparian stream buffer shall not 
be mass graded.

~100 feet



SITE DEVELOPMENT ALLOWANCES
Street Classification & Design – (UDO, Section 10.4.A & .2 & STD No. 3.03)
Required: 
• All frontages along public 

streets shall be upgraded to 
meet Chapter 10 standards.

Requested: 
• Street B designed as Main 

Street cross-section except at 
stream crossing

‘B’



SITE DEVELOPMENT ALLOWANCES
Street Classification & Design – (UDO, Section 10.5.A & STD No. 3.08)
Required: 
• Local Street minimum centerline radius is 150 feet
Requested: 
• Unique design not bound by 150-foot radius

‘B’



Proposed Distribution of Uses

Use Type

Minimum 
Distribution

Maximum 
Distribution

Acreage/
Percent of Development

Single-Family Dwelling 15% 85% ~8.5 acres/~16%
Townhome Dwelling 10% 40% ~21 acres/~40%

Multi-Family Dwelling N/A

SITE DEVELOPMENT ALLOWANCES

Required: 

Requested: 

Required Distribution of Uses (Section 11.1.B):



SITE DEVELOPMENT ALLOWANCES
Intersection Design, Collector Streets (UDO, Section 11.3.B.4)
Required: 
• A roundabout is the Town’s 

preference on NCDOT roads.
Requested: 
• Site Access designed as stop-

controlled intersection w/ turn 
lanes per TIA. 



WATER ALLOCATION POLICY
Point Total

Major Subdivision Base Points 15
Bonus Point Item
Construct a Fountain or other stormwater amenity 
within the SCM

4

Pool (Any other pool) 1
Installation of Wayfinding/Town Signage* 3
Enhanced Roadside Landscaping & Hardscaping 2
Disc Golf Course (9-Hole Course) 4
Clubhouse 
(No meeting space; bathrooms & changing rooms only)

3

IPEMA Certified Playground Equipment 4
Conservation of Natural Habitat 
(Improved w/ rec. open spaces)

6

Outdoor Display of Public Art 4
Stormwater – Bioretention (at Open Space #1) 5
Total Water Allocation Policy Points 51 pts.
Required Water Allocation Policy Points 50 pts.



PLANNED UNIT DEVELOPMENT REZONING
• Proposed base zoning district of GR8;
• Standards must be met unless alternative provisions are proposed
• Council can request, but not require, additional conditions
• Applicant offers zoning conditions



KNIGHTDALENEXT V.2 COMPREHENSIVE PLAN

North Carolina General Statute 160D-605 
requires that prior to adoption or rejecting 
any zoning amendment, the governing 
board shall adopt a statement describing 
whether its action is consistent with an 
adopted comprehensive plan and explaining 
why the board considers the action to be 
reasonable and in the public interest.  



Growth & Conservation Map INTENTIONAL GROWTH AREA MAP

Growth Reserve Area
• Unserved/underserved infrastructure
• Expensive to extend services
• Playbook Approach



Growth Framework Map URBAN SMALL-TOWN FRAMEWORK MAP

Additional guidance and specific 
direction for decision making within the 
Conservation Neighborhood Future 
Place Type.



Growth Framework Map FUTURE PLACE TYPE MAP

Conservation Neighborhood
• Cluster development to preserve & protect 

environmental features, tree stands, meadows, 
steep topography, water bodies, or outstanding 
viewsheds

• Minimize infrastructure investments 
• Maximize large, meaningful & continuous areas 

for permanent open space



Conservation Neighborhood Future Place Type

Areas of concentrated development
~6 acres of preserved tree canopy (~12% of site)
~43% of land area = open spaces and preserved tree canopy



Growth Framework Map FUTURE PLACE TYPE MAP

Conservation Place Type Emphasis:
• Green stormwater infrastructure
• Pollinator gardens
• Pollinator-supportive landscaping
• Multi-modal transportation options
• Physical fitness supportive design
• Communal rain gardens (potential)



KNIGHTDALENEXT V.2 COMPREHENSIVE PLAN
Place Type Transect

The “Conservation Neighborhood” Future Place Type falls into the “Neighborhoods” category



KNIGHTDALENEXT V.2 COMPREHENSIVE PLAN
Roadway Network Plan

Street network generally consistent with the CTP & UDO



KNIGHTDALENEXT V.2 COMPREHENSIVE PLAN
Sidepath & Greenway Plan

Sidepaths & Trails generally consistent with CTP & UDO



KNIGHTDALENEXT V.2 COMPREHENSIVE PLAN
Conservation Neighborhood 

Focus Area Study



STRATEGIC PLAN

• Offer a variety of health, fitness, and cultural opportunities to meet 
the needs of a diverse population

• Encourage non-vehicular transportation
• Recognize cultural, social, and economic value of public art

• Remain committed to “Diverse Neighborhoods are Made of Diverse 
House” to ensure access to all

• Embrace opportunities for physical connectivity through the 
transportation network

• Ensure multi-modal transportation choices to connect to the region

• Endeavor to preserve and protect our environmental resources



Strategic Plan ConsistencyCOMPREHENSIVE PARKS & REC MASTER PLAN



GUIDING PRINCIPLES



GUIDING PRINCIPLES





Strategic Plan ConsistencyAPPLICANT OFFERED CONDITIONS
1. Construction traffic shall not utilize Greythorne Place as a means of access to Hopkins 

Farm.

2. The site shall provide at least one bioretention cell as a method of green stormwater 
infrastructure. Said bioretention cell shall be provided south of the pool and will include 
flowering pollinator plants, as shown on the current iteration of the Master Plan.

3. Site amenities shall include a pollinator garden with educational signage highlighting 
their environmental benefits. The bioretention cell shall be planted with pollinator-
friendly species to serve as a second pollinator garden.

4. Enhanced roadside landscaping and hardscaping shall be installed along Poole Road, 
which shall be comparable to the enhanced landscaping applied to the adjacent Haven at 
Griffith Meadows’ PUD to the east (ZMA-12-22).



Strategic Plan ConsistencyAPPLICANT OFFERED CONDITIONS
5. A minimum of a Type B Buffer shall be applied along the project’s perimeter. Existing 

vegetation shall be credited towards the plantings required with a Type B Buffer.

6. Hopkins Farm will provide a minimum of 100 guest parking spaces, including on- and off-
street parking spaces.

7. Hopkins Farm shall include architectural standards for single-family detached homes and 
townhomes, as outlined in the “Design Guidelines” section of the PUD Document.



PUBLIC HEARING PROCESS

1. Staff Presentation 
2. Questions for Staff from Council and LURB
3. Applicant Presentation
4. General Public Comments



RECOMMENDATION 
After receiving public comment, motion to:

• Close the Joint Public Hearing, and
• Refer ZMA-7-24 to the Land Use Review Board 

for review and recommendation







GUIDING PRINCIPLES



APPLICANT’S PRESENTATION



1 TEAM INTRODUCTIONS

2 CONCEPTUAL MASTER PLANNING

3 WATER RESOURCES

4 YOUR SITE

5 QUESTIONS

Hopkins Farm PUD 
Public Hearing

7.17.25



Team Introductions



CIVIL ENGINEERING

PROJECT LOCATION

LAND
PLANNING

SURVEYING

LANDSCAPE 
ARCHITECTURE

SUBSURFACE UTILITY 
ENGINEERING

CONSTRUCTION
ADMINISTRATION

STREAM + 
WETLAND DESIGN

Estates 
at Smith 
Crossing 

Haven at 
Griffith 
Meadows



CIVIL ENGINEERING

PROJECT HIGHLIGHTS

LAND
PLANNING

SURVEYING

LANDSCAPE 
ARCHITECTURE

SUBSURFACE UTILITY 
ENGINEERING

CONSTRUCTION
ADMINISTRATION

STREAM + 
WETLAND DESIGN

• Proposed Zoning: GR8 – PUD

• Proposed Use: SFD detached & Townhomes

• Unit Breakdown (171 units): 
• 32 Front-loaded SFD lots (min. 6000 SF lots)
• 71 Rear-loaded SFD lots (min. 3500 SF lots)
• 68 Townhomes (rear-loaded)

• Site Area: ~52.5 Acres

• Density: 
• ~ 3.25 DUA Total



CIVIL ENGINEERING

PROJECT DETAILS

LAND
PLANNING

SURVEYING

LANDSCAPE 
ARCHITECTURE

SUBSURFACE UTILITY 
ENGINEERING

CONSTRUCTION
ADMINISTRATION

STREAM + 
WETLAND DESIGN

• Open space Provided: ~ 22 acres 
                                                   (~42% of Site)

• ~4.3 Acres Active
• ~10.5 acres Passive
• ~7 Acres Common Open Space

• Open Space Amenities
• Pool + Bathhouse
• Playground / Yard Games
• Traditional Parks Spaces
• Disc Golf
• Public Greenway
• Pollinator Gardens



CIVIL ENGINEERING

PROJECT DETAILS

LAND
PLANNING

SURVEYING

LANDSCAPE 
ARCHITECTURE

SUBSURFACE UTILITY 
ENGINEERING

CONSTRUCTION
ADMINISTRATION

STREAM + 
WETLAND DESIGN



4 PROJECT DETAILS

TRAFFIC MANAGEMENT

• Hopkins Farm has conducted a TIA and 
will be widening our half of Poole Rd to  
Knightdale’s 4-lane divided roadway.
• TIA included traffic from Haven at Griffith 

Meadows, Lyndon Oaks, and Hodge Road 
Planned Dev. / Banks 20.

• Recommended Improvements:
• 100’ southbound right-turn lane at the 

intersection of Bethlehem Road and Poole 
Road

• 100’ eastbound left-turn lane on Poole 
Road at proposed site driveway

• 50’ westbound right-turn lane on Poole 
Road at proposed site driveway

• Roundabout placement at intersection 
of 2 collector roads : Traffic Calming. 



4 PROJECT DETAILS

PERIMETER BUFERS
& GREENWAYS



4 PROJECT DETAILS

Target Tree Save
Conservation Neighborhood 
Elements:

• 40+ % open space 
• Over 6 acres of Tree 

Preservation (largely 
contiguous)

• Development footprint 
concentrated in cleared 
areas

• Enhanced Roadside 
Landscaping

• Bioretention Cell
• Removal of artificial 

farm pond and re-
establishment of 
natural habitat

• 2 pollinator gardens 
(formal and informal)



CIVIL ENGINEERING

PROJECT DETAILS

LAND
PLANNING

SURVEYING

LANDSCAPE 
ARCHITECTURE

SUBSURFACE UTILITY 
ENGINEERING

CONSTRUCTION
ADMINISTRATION

STREAM + 
WETLAND DESIGN
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PROJECT DETAILS

LAND
PLANNING

SURVEYING

LANDSCAPE 
ARCHITECTURE

SUBSURFACE UTILITY 
ENGINEERING

CONSTRUCTION
ADMINISTRATION

STREAM + 
WETLAND DESIGN



CIVIL ENGINEERING

PROJECT DETAILS

LAND
PLANNING

SURVEYING

LANDSCAPE 
ARCHITECTURE

SUBSURFACE UTILITY 
ENGINEERING

CONSTRUCTION
ADMINISTRATION

STREAM + 
WETLAND DESIGN



PROPOSAL SUMMARY

• Conservation Focused Neighborhood Design 
• 40+ % open space
• Large contiguous areas of tree preservation
• green stormwater infrastructure

• Highly interconnected neighborhood with 2 collector roads, bike lanes, multi-purpose 
paths, and a public greenway

• Roundabout incorporation to facilitate movement while providing traffic calming

• Variety of residential offerings and neighborhood amenities that go above and beyond.



PUBLIC HEARING PROCESS

1. Staff Presentation 
2. Questions for Staff from Council and LURB
3. Applicant Presentation
4. General Public Comments





RECOMMENDATION 
After receiving public comment, motion to:

• Close the Joint Public Hearing, and
• Refer ZMA-7-24 to the Land Use Review Board 

for review and recommendation
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