
   

 
Board of Adjustments 

Meeting Agenda 
August 27, 2025 

Bentonville City Hall 
Meeting Time: 4:00 PM 

 

 

Registration Link: https://us02web.zoom.us/j/89236262184 
I. Call to Order 

II. Approval of Minutes 

  1. August 13th Meeting Minutes  Approval of Meeting Minutes   
    

 

III. New Business  
  1. Hotel Ventures LLC  Variance*  
    2008 SE 8th St (VAR25-0006) 

Section 801.15 Signs Allowed With A Sign Permit, a) Height and Area 
Regulations 

  2. Ricca  Variance*  
    205 Southeast Third Street (VAR25-0026) 

Section 701.02 (a) of Zoning Code, Alteration, enlargement of buildings and 
structures.  

IV. Old Business 
  1. Reeves  Variance*  
    1202 Northwest A Street (VAR25-0016) 

Section 601.01(d)(1) of Zoning Code, Accessory Structures 

V. Other Business 
VI. Adjournment 
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Board of Adjustments 

Meeting Agenda 
August 13, 2025 

Bentonville City Hall 
Meeting Time: 4:00 PM 

 

Recording Link: https://bentonvillear.portal.civicclerk.com/event/1620/files/agenda/4990 

 

I. Call to Order  
• Meeting called to order at 4:00 PM by chairman Dean Kruithof. 
• Members present: BJ Phillips, Celia Swanson, Kevin Barrington, Danny Bennett, 

Dean Kruithof 
• Members absent: None 
• Staff present: Tom Adler, Braedyn McBroom, Nathan Izard 
 

II. Approval of Minutes 
1. July 23rd Meeting Minutes                  Approval of Meeting Minutes  

• Motion to approve by Swanson, second by Phillips. 
• Minutes are approved 5-0. 

 
III. New Business  

1. Dadi, Lot 36, Grammercy Park                                                             Variance* 
3108 Northeast Doyle Drive (VAR25-0022) 

Section 401.10 PUD setbacks 
• Ms. McBroom provides an overview of the staff report. 
• Chairman Kruithof opens the public hearing. 
• There are no members of the public present or online. 
• Chairman Kruithof closes the public hearing.  
• Jon Stanley, representing the applicant, provides a supplementary 

overview, and is present for any questions 
• Board members deliberate and conclude that the variance request is clear 

and reasonable. 
• Phillips makes a motion to approve. Swanson seconds. 
• The variance is approved 5-0.  

 
2. Dadi, Lot 37, Grammercy Park                                                             Variance* 

3106 Northeast Doyle Drive (VAR25-0023) 
Section 401.10 PUD setbacks 

• Ms. McBroom provides an overview of the staff report. 
• Chairman Kruithof opens the public hearing. 
• There are no members of the public present or online. 
• Chairman Kruithof closes the public hearing.  
• Jon Stanley, representing the applicant, provides a supplementary 
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overview, and is present for any questions. 
• Board members deliberate and conclude that the variance request is clear 

and reasonable. 
• Barrington makes a motion to approve. Phillips seconds. 
• The variance is approved 5-0.  

 
3. Dadi, Lot 38, Grammercy Park                                                          Variance* 

3104 Northeast Doyle Drive (VAR25-0024) 
Section 401.10 PUD setbacks 

• Ms. McBroom provides an overview of the staff report.  
• Chairman Kruithof opens the public hearing. 
• There are no members of the public present or online. 
• Chairman Kruithof closes the public hearing.  
• Jon Stanley, representing the applicant, provides a supplementary 

overview, and is present for any questions. 
• Board members deliberate and conclude that the variance request is clear 

and reasonable. 
• Phillips makes a motion to approve. Swanson seconds. 
• The variance is approved 5-0.  

 
4. O’Neill, Lot 11, Demmings 2nd Addition                                                       Variance* 

602 NE A Street (VAR25-0021) 
Section 1100.06 Fence and Wall Requirements 

• Ms. McBroom provides an overview of the staff report. 
• Chairman Kruithof opens the public hearing. 
• There are no members of the public present or online. 
• Chairman Kruithof closes the public hearing.  
• Tom O’Neill, the applicant, provides a supplementary overview and is 

present for any questions.  
• Board members deliberate and conclude that the variance request is clear 

and reasonable. 
• Phillips motions to approve the item with the contingency that it can only 

be built as shown on the plans and if the sidewalk is ever extended that the 
fence is to be moved back to always remain 5’ from sidewalk. 

• Phillips makes a motion to approve. Swanson seconds. 
• The variance is approved 5-0.  

 
5. Reeves                                                             Variance* 

1202 Northwest A Street (VAR25-0016) 
Section 601.01(d)(1) of the Zoning Code, Accessory structures prohibited in front 

yard. The established setback standards do not allow for an accessory structure to be 
located beyond the front building line of the primary structure on the lot. 

• It is discerned that the applicant is not present. 
• Board members deliberate whether to deny the variance request or table 

the request until the next Board of Adjustment meeting. Board members 
conclude to give the applicant the benefit of the doubt and to table the 
item. Board members Kruithof and Swanson also note that the Public 
Hearing Sign was not present when they drove by the property earlier in the 
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day. 
• Phillips makes a motion to table this item for the next BOA, and to follow 

up with applicant and inquire about the missing public hearing sign. 
Swanson seconds. 

• The variance is tabled 5-0.  
 
IV. Old Business 

 Board member Swanson asks Mr. Adler about why the staff doesn’t have an opinion or 
recommend approval or denial on the staff reports. Mr. Adler states that staff should not 
give comment with intention to sway a semi-judicial board, which is why staff reports try to 
state the facts without leaning into opinion. 

V. Other Business 

VI. Adjournment 
• Barrington makes a motion to adjourn, Swanson seconds. 
• Chairman Kruithof adjourns the meeting. 
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Hotel Ventures LLC 

2008 SE 8th St 

   

BOA Date: 8/27/2025 

 

Staff Report Details 

  
Project Number  VAR25-0006  

Applicant / Current 
Owner  

John Trahan / Hotel Ventures Bentonville LLC 

Site Area  +/- [.18] Acres 

Current Zoning  Planned Unit Development (PUD) 

Variance Request  Sec 801.15 Signs Allowed With A Sign Permit, a) Height and Area 
Regulations 

Related projects   
  

 

Property Description 

The subject property is located on 2008 Southeast 8th Street. The property is zoned Planned Unit 
Development (PUD) with a future land use designation of Regional Center. 

  

Regulation 

The below variance request was approved on March 12th, 2025: 
 
Monument Sign – Walmart Badge: A variance to allow the sign area to be 145 square feet instead 
of 60 feet, the maximum area allowed for EMC monument signs. 
 
The applicant has stated in their narrative that during the construction process, the sign was built 
10 square feet larger than originally specified. The applicant is requesting an amendment to their 
variance to allow the following: 
 
Monument Sign – Walmart Badge: A variance to allow the sign area to be 155 square 
feet instead of 60 feet, the maximum area allowed for EMC monument signs. 

 

Variance Request 
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Variance Request 

This report will consider and analyze this request based upon the six conditions of approval from 
the Zoning Code. Said conditions of approval will be bolded to differentiate from staff 
commentary. 
  
 1. The applicant demonstrates that: 
 a. Special conditions and circumstances exist which are peculiar to the land, 
structure or building involved and which are not applicable to other lands, structure 
or buildings in the same district; 
The applicant demonstrates that special conditions exist in Walmart’s corporate campus having a 
unique 350+ acre environment to attract visitors globally. The larger sign helps to identify the 
Campus Entry and engage visitors and the local community in unique photo opportunities. 
 
 b. That literal interpretation of the provisions of this chapter would deprive the 
applicant of rights commonly enjoyed by other properties in the same district under 
the terms of this chapter; 
 The applicant does not state any reasons they would be deprived of rights commonly enjoyed by 
other properties in the same district.  
  
 c. That special conditions and circumstances do not result from the actions of the 
applicant; and 
 The applicant points to the broader view of the 350+ acre campus. 
  
 d. That granting the variance requested will not confer on the applicant any special 
privilege that is denied by this chapter to other lands, structures, or buildings in the 
same district. 
This variance request does not specifically address the aspect of special privilege and points to 
the broader context of the campus to justify the request.   
  
 2. No nonconforming use of neighboring lands, structures, or buildings in the same 
district, and no permitted or nonconforming use of lands, structures, or buildings in 
other districts shall be considered grounds for the issuance of a variance. 
The applicant makes no reference to any nonconformities or properties in neighboring lands or 
zoning districts. 
  
 3. The board of adjustment shall further make a finding that the reasons set forth in 
the application justify the granting of the variance and that the variance is the 
minimum variance that will make possible the reasonable use of land, building or 
structure. 
The variance requested by the applicant is the minimum variance needed to keep the existing 
sign that was built 10 square feet larger than previously approved. The sign meets the other 
requirements of the zoning code. 
  
 4. The board of adjustment shall further make a finding that the granting of the 
variance will be in harmony with the general purpose and intent of this chapter, and 
will not be injurious to the neighborhood or otherwise detrimental to the public 
welfare. 
Using the broader context of the 350+ acre campus, the Board could potentially find that the 
granting of this variance is not injurious to the neighborhood or detrimental to the public welfare. 
  
 5. Conditions. In granting any variance, the board of adjustment may prescribe 
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Variance Request 

appropriate conditions and safeguards that it deems necessary or desirable. 
Violations of such conditions and safeguards, when made a part of the terms under 
which the variance is granted, shall be deemed a violation of this chapter. 
The Board has the authority to attach any conditions to a variance request that it deems 
appropriate. Any conditions proposed with a variance approval should be clearly stated into the 
record in the approval motion. 
  
 6. Uses. Under no circumstances shall the board of adjustment grant a variance to 
allow a use not permissible under the terms of this chapter in the district involved, or 
any use expressly or by implication prohibited by the terms of this chapter in said 
district. 
The applicant’s request does not include a variance of use. 
  
Conclusion  
The applicant’s variance request comes from Section 801.15 of the Zoning Code - Signs Allowed 
With A Sign Permit, (a) Height and Area Regulations. The applicant is requesting an amendment 
to an existing variance for the area regulations for one sign. 
 
Monument Sign – Walmart Badge: A variance to allow the sign area to be 155 square feet 
(originally requested and approved as 145 square feet) instead of 60 feet, the maximum area 
allowed for monument signs. 
 
The Board has the authority to attach any conditions to a variance request that it deems 
appropriate. Any conditions proposed with a variance approval should be clearly stated into the 
record in the approval motion. 

 

Background 

 

 

Public Comment  

Has Staff received Public Comment at the time of this report?: No 
 

Conditions of Approval 

The following conditions of the approval for the Board's consideration are offered below: 
 

1. The approved variance shall be for the proposed layout and setbacks, as provided by the 
applicant within this application. 

2. The applicant shall be required to obtain an approved sign permit for the structure. 
3. The illumination standards from Appendix A Zoning Code, Article 801 Sign 
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Conditions of Approval 

Ordinance – Private Property will still apply. 

 
Section 301.10.c, Standards of Approval, of the Zoning Code 
 
Standards for approval. A variance from the terms of this chapter shall not be granted by the board of 
adjustment unless and until: 
  
(1) The applicant demonstrates that: 
a. special conditions and circumstances exist which are peculiar to the land, structure or building 
involved and which are not applicable to other lands, structures or buildings in the same district; 
b. that literal interpretation of the provisions of this chapter would deprive the applicant of rights 
commonly enjoyed by other properties in the same district under the terms of this chapter; 
c. that special conditions and circumstances do not result from the actions of the applicant; and, 
d. that granting the variance requested will not confer on the applicant any special privilege that is 
denied by this chapter to other lands, structures, or buildings in the same district. 
  
(2) No nonconforming use of neighboring lands, structures, or buildings in the same district, and no 
permitted or nonconforming use of lands, structures, or buildings in other districts shall be considered 
grounds for the issuance of a variance. 
  
(3) The board of adjustment shall further make a finding that the reasons set forth in the application 
justify the granting of the variance and that the variance is the minimum variance that will make 
possible the reasonable use of land, building or structure. 
  
(4) The board of adjustment shall further make a finding that the granting of the variance will be in 
harmony with the general purpose and intent of this chapter, and will not be injurious to the 
neighborhood or otherwise detrimental to the public welfare. 
  
(5) Conditions. In granting any variance, the board of adjustment may prescribe appropriate conditions 
and safeguards that it deems necessary or desirable. Violations of such conditions and safeguards, when 
made a part of the terms under which the variance is granted, shall be deemed a violation of this chapter. 
  
(6) Uses. Under no circumstances shall the board of adjustment grant a variance to allow a use not 
permissible under the terms of this chapter in the district involved, or any use expressly or by 
implication prohibited by the terms of this chapter in said district.  
 

Page 8 of 53



Page 9 of 53



2 Houston Center Tel 713.844.0000 
909 Fannin, Suite 200 Fax 713.844.0001 
Houston TX 77010  
USA 

August 12, 2025 
 
City of Bentonville 
Planning Commission 
305 SW A Street 
Bentonville, AR 72712 
 
Subject:  Walmart Campus East Entry Signs 
RE: LSD Zone 3 Project # LSD20-0059 
RE:  Variance Request  VAR25-006 
 
Dear Bentonville Board of Adjustments: 
 
On behalf of Walmart, Gensler request a variance to the Walmart Campus East Entry “Walmart 
Badge” free-standing sign located in Zone 3 Phase 2 facing SE MLK PKWY Street frontage.   

A previously approved variance approval (VAR25-006) to allow the height to be 10 feet instead of 8 
feet, the maximum height allowed for EMC monument signs has NO CHANGES.  However, 
previously approval to allow the sign area to be 145 square feet instead of 60 square feet, the 
maximum area allowed for EMC monument signs has increased 10 square feet to 155 square feet. 

The City of Bentonville Land Development Code, Article 801 Sign Ordinance of Appendix A Sec 
801.15 Signs Allowed With A Sign Permit provide: 
 
 “(a) Height and area regulations.” 

   
 
 
The ”Walmart Badge” sign, roughly 10 ft height and 15.5 ft wide (155 sq. ft approximate area per 
sign face) is divided into three sections with a digital component where the center part of the badge 
is a screen that will scroll associate’s name and can be changed.  The digital scroll message will be 
displayed for a minimum dwell time of eight (8) seconds and maximum transition time between 
message shall not exceed one (1) second per Sec 801.17 Digital Billboards (e).  This sign will also be 
illuminated at night.  
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August 12, 2025 
Page 2 

The broader view is that the Corporate Campus will be a unique 350+ acre environment that will 
attract visitors from around the world, not all of whom will have access to the entire Campus.  These 
signs (covering over 3,900+ linear ft of SE MLK PKWY Street frontage) will help clearly identify the 
entrances into the Campus a chance to engage via unique photo opportunities. 
 
Please consider this sign application/variance in the broader context of the campus and not as a 
single, stand-alone signage.  Thank you for your consideration of this request and please let us know 
if you need additional information. 
 
Sincerely, 
 
 
 
 
Christy Kim, Assoc. AIA, RID, LEED AP BD+C  
Principal | Studio Director | Project Director 
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Ricca 

205 Southeast Third Street 

   

BOA Date: 8/27/2025 

 

Staff Report Details 

  
Project Number  VAR25-0026  

Applicant / Current 
Owner  

The Ricca Family Living Trust 

Site Area  +/- 0.36 Acres 

Current Zoning  R-1 (Low-density residential)  

Variance Request  Section 701.02 (a) 

Related projects  RADD25-0010, PLR25-0206, ELR25-0356 
  

 

Property Description 

The subject property is located at 205 Southeast Third Street (Lot 7, Block 4 of Railroad 
Addition). The property is presently zoned R-1, Low-Density Residential, with a future land use 
designation of Traditional Neighborhood. 

  

Regulation 

Article 701 of Nonconformities, Section 701.02, Nonconforming Buildings and Structures. Per this 
section of code, a building may be structurally enlarged or added to provided that the 
enlargement or addition complies with the setbacks, height, and off-street parking requirements 
of the district in which such building or structure is located. 

 

Variance Request 

Requesting variance from Section 701.02 (a): Applicant is proposing an enlargement of a current 
structure that is non-conforming with residential setback requirements. 

 

Background 
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Background 

Background 
 
The applicant is requesting a variance from Section 701.02 (a), which states that a building or 
structure which is conforming to use, but is nonconforming to setbacks, may be structurally 
enlarged provided that the enlargement or addition complies with the setbacks, height, and off-
street parking requirements of the district in which such a building or structure is located. The 
applicant states that there is hardship because this project has already been paid for and the 
client requires additional garage space as storage and vehicle parking. Please see the provided 
plans for clarification.  
 
This report will consider and analyze this request based upon the six conditions of approval from 
the Zoning Code. Said conditions of approval will be bolded to differentiate from staff 
commentary. 
  
1. The applicant demonstrates that: 
a. Special conditions and circumstances exist which are peculiar to the land, structure 
or building involved and which are not applicable to other lands, structure or 
buildings in the same district; 
The applicant states that special circumstances and conditions exist due to two constraints: 
1. The applicant claims there will be financial loss if this variance is not approved. Financial loss is 
not a typical cause that the BOA utilizes in their decision matrix. The applicant was originally 
issued a building permit, but construction was halted by Code Enforcement. The client has 
already paid for the work to have the garage constructed, and due to construction being paused 
that the garage is currently unusable.  
2. The applicant states that the client needs this extra garage space, and that the client already 
has a vehicle that is slated to go into this garage.  
  
b. That literal interpretation of the provisions of this chapter would deprive the 
applicant of rights commonly enjoyed by other properties in the same district under 
the terms of this chapter; 
The applicant states that the literal interpretation of nonconforming buildings and structures will 
result in financial loss and distress for the client. The applicant notes that the neighbor's 
detached garage is also already on the rear setback of the property, but not quite on the side 
setback as applicant's is.  
  
c. That special conditions and circumstances do not result from the actions of the 
applicant; and 
The applicant states that the original building sits on the rear and side property lines, and due to 
this constraint they received a building permit to add onto the left side of the garage. 
  
d. That granting the variance requested will not confer on the applicant any special 
privilege that is denied by this chapter to other lands, structures, or buildings in the 
same district. 
The applicant states the variance requested will not confer any special privilege that is denied by 
this chapter to other lands, structures, or buildings in the same district -- only permission to 
locate the accessory structure in front of the primary residence due to unique site conditions.  
  
2. No nonconforming use of neighboring lands, structures, or buildings in the same 
district, and no permitted or nonconforming use of lands, structures, or buildings in 
other districts shall be considered grounds for the issuance of a variance. 
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Background 

 The applicant makes mention of nonconforming uses of neighboring lands, structures, or 
buildings in the same district. 
  
3. The board of adjustment shall further make a finding that the reasons set forth in 
the application justify the granting of the variance and that the variance is the 
minimum variance that will make possible the reasonable use of land, building or 
structure. 
The applicant has provided a site design demonstrating how their requested variance would be 
constructed. The applicant also provided property photos and renderings of the structure 
elevations.  
  
4. The board of adjustment shall further make a finding that the granting of the 
variance will be in harmony with the general purpose and intent of this chapter, and 
will not be injurious to the neighborhood or otherwise detrimental to the public 
welfare. 
The variance requested appears to have no detrimental impact to the public welfare.  
  
5. Conditions. In granting any variance, the board of adjustment may prescribe 
appropriate conditions and safeguards that it deems necessary or desirable. 
Violations of such conditions and safeguards, when made a part of the terms under 
which the variance is granted, shall be deemed a violation of this chapter. 
The Board has the authority to attach any conditions to a variance request that it deems 
appropriate. Any conditions proposed with a variance approval should be clearly stated into the 
record in the approval motion. 
  
6. Uses. Under no circumstances shall the board of adjustment grant a variance to 
allow a use not permissible under the terms of this chapter in the district involved, or 
any use expressly or by implication prohibited by the terms of this chapter in said 
district. 
 The applicant’s request does not include a variance of use. 
  
Conclusion 
The applicant is requesting a variance from Section 701.02 (a), which states that a building or 
structure which is conforming to use, but is nonconforming to setbacks, may be structurally 
enlarged provided that the enlargement or addition complies with the setbacks, height, and off-
street parking requirements of the district in which such a building or structure is located. The 
applicant states that there is hardship because this project has already been paid for and the 
client requires additional garage space as storage and vehicle parking. The intention of the 
variance request is to prevent financial loss as the client has already paid for and began 
construction of the enlargement. The applicant writes that due to their stated hardships, they 
request a variance to for the enlargement of a nonconforming structure that does not comply 
with district setbacks. The applicant states that the proposed design is compliant with the 7' 
setback along the rear of the property as requested during permit approval. 
 
Ultimately, the Board must find all six criteria to have been met for the approval of a variance 
request. 

 

Public Comment  
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Public Comment  

Has Staff received Public Comment at the time of this report?: No 
 

Conditions of Approval 

The following conditions of the approval are below.  

1. The approved variance shall be for the proposed layout and setbacks, as provided by the 
applicant within this application. 

2. The applicant shall be required to obtain an approved building permit for the structure. 

 
Section 301.10.c, Standards of Approval, of the Zoning Code 
 
Standards for approval. A variance from the terms of this chapter shall not be granted by the board of 
adjustment unless and until: 
  
(1) The applicant demonstrates that: 
a. special conditions and circumstances exist which are peculiar to the land, structure or building 
involved and which are not applicable to other lands, structures or buildings in the same district; 
b. that literal interpretation of the provisions of this chapter would deprive the applicant of rights 
commonly enjoyed by other properties in the same district under the terms of this chapter; 
c. that special conditions and circumstances do not result from the actions of the applicant; and, 
d. that granting the variance requested will not confer on the applicant any special privilege that is 
denied by this chapter to other lands, structures, or buildings in the same district. 
  
(2) No nonconforming use of neighboring lands, structures, or buildings in the same district, and no 
permitted or nonconforming use of lands, structures, or buildings in other districts shall be considered 
grounds for the issuance of a variance. 
  
(3) The board of adjustment shall further make a finding that the reasons set forth in the application 
justify the granting of the variance and that the variance is the minimum variance that will make 
possible the reasonable use of land, building or structure. 
  
(4) The board of adjustment shall further make a finding that the granting of the variance will be in 
harmony with the general purpose and intent of this chapter, and will not be injurious to the 
neighborhood or otherwise detrimental to the public welfare. 
  
(5) Conditions. In granting any variance, the board of adjustment may prescribe appropriate conditions 
and safeguards that it deems necessary or desirable. Violations of such conditions and safeguards, when 
made a part of the terms under which the variance is granted, shall be deemed a violation of this chapter. 
  
(6) Uses. Under no circumstances shall the board of adjustment grant a variance to allow a use not 
permissible under the terms of this chapter in the district involved, or any use expressly or by 
implication prohibited by the terms of this chapter in said district.  
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To whom it may concern: 

I am rebuilding an existing garage for my customers at 205 SE 3rd Street. We went through 
the permitting process and were approved with the plans that are attached here, however, 
when attempting to build the garage to match the attached plans, we were shut down. The 
inspector told us that we had taken down too much of the original structure to be 
considered a remodel and that now we needed to reapply for building permits for a new 
structure. Let me put some context with this part. 

• The plans clearly show normal sized garage doors (7’ tall) being installed in the 
garage, however, the original garage only had 7’ tall walls so we had to remove the 
entire roof to raise the walls up to clear the 7’ doors 

• The plans clearly showed a roof pitch change to match the existing house so again 
the entire roof had to come off to change pitch 

• The plans clearly showed a ridgeline change due to the new shape of the building so 
again, although for this particular one the roof didn’t have to come completely off, it 
was definitely easier to do so. 

Here’s our question. If there was no way for us to build the garage according to the plans 
that were already approved, then why did they get approved? 

The garage has existed in its current location probably as long as the house has been there 
(sometime in the 1920s) and obviously was grandfathered in because of that. The new code 
will take away 7’ of that original footprint and virtually make the garage unusable as a 
garage because it won’t be deep enough for a vehicle. It will also take away 7’ of the width 
of the original garage which again will make the first bay unusable as a garage because a 
car will not fit in it.  

This causes a hardship on my client in a couple of ways: 

1. My client has already paid for the work to get this garage to the current state to be 
used as a garage. If we are unable to get the variance, the money that they have 
spent to get to this point is virtually wasted as the garage won’t be usable as a 
garage 

2. My client needs this extra garage space. He has a vehicle that is already slated to go 
into this garage and it was being built for that purpose. 

 

Thank you, 

Eric Pool – LuxeCraft Custom Homes 
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Narrative for variance request – 205 SE 3rd St 

 

Hello, this narrative update was requested by city planning and is in addition to the original 
variance request. 

 

Here is the question that was asked: 

Can you please specify exactly what variance you are asking for? (it seems like you are requesting a 
rear and side setback variance, but we need to know how many feet the plans differ from the 
standard setbacks 7' side, 7' rear since it is an accessory unit that is less than 720 sq ft). 

 

Here is the response: 

• The original building (we presume built sometime around the 1920’s when the house was 
constructed) sits on the property line on the back and side currently. Our original 
submission for building permit was to add on to the garage on the left side to give the home 
owner more usable space in the garage for tools etc.  

• So the answer to your question is the original building sits on the property lines on the back 
and the right side so zero setback on both of those. 

• The new addition to the building is compliant with the 7’ setback along the rear of the 
property as requested during permit approval. 

• Also worth noting that the neighbors detached garage is also already on the rear setback of 
the property but not quite on the side setback as ours is. 
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Reeves 

1202 Northwest A Street 

   

BOA Date: 8/27/2025 

 

Staff Report Details 

  
Project Number  VAR25-0016  

Applicant / Current 
Owner  

Reeves Design and Construction/Cole Reeves 

Site Area  0.58 Acres 

Current Zoning  R-2 (Medium-density residential)  

Variance Request  Section 601.01(d)(1) 

Related projects  LSD24-0041, LS24-0032, RZ24-0006 
  

 

Property Description 

The subject property is located at 1202 Northwest A Street (Lot 11A, Block 3 of W A Burks 
Addition). The property is presently zoned R-2, Medium-Density Residential, with a future land 
use designation of Neighborhood Suburban. 

  

Regulation 

Article 601 of Zoning District Regulations, Section 601.01, Accessory Structures.Per this section of 
code, accessory structures are prohibited in front yard. The established setback standards do not 
allow for an accessory structure to be located beyond the front building line of the primary 
structure on the lot. 

 

Variance Request 

Requesting variance from Section 601.01(d)(1): Applicant is proposing a 510 square-foot 
detached accessory structure, which will be set back 20 feet from the front property line, meeting 
the required setback distance, but the applicant wants to place the structure in front of the 
principal dwelling. 
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Background 

Background 
 
The applicant is requesting a variance from Section 601.01(d)(1), which prohibits accessory 
structures from being placed in front of the primary structure on a lot, to allow for a 510 square 
foot accessory structure to be placed in front of the primary structure. The applicant states that 
the rear lot topography combined with a shared access easement make rear or side yard 
placement of the accessory structures impractical. Please see the provided plans for clarification.  
 
This report will consider and analyze this request based upon the six conditions of approval from 
the Zoning Code. Said conditions of approval will be bolded to differentiate from staff 
commentary. 
  
1. The applicant demonstrates that: 
a. Special conditions and circumstances exist which are peculiar to the land, structure 
or building involved and which are not applicable to other lands, structure or 
buildings in the same district; 
The applicant states that special circumstances and conditions exist due to two constraints: 
1. Topography: The rear of the lot contains steep hillsides and mature trees, making construction 
difficult and environmentally disruptive.  
2. Shared access easement: the City of Bentonville required a shared driveway and single curb 
cut, limiting circulation and rear yard access.   
  
b. That literal interpretation of the provisions of this chapter would deprive the 
applicant of rights commonly enjoyed by other properties in the same district under 
the terms of this chapter; 
The applicant states that the literal interpretation of the setback ordinance would mean disturbing 
the trees and hillside behind the home, possibly impacting the visual and ecological connection of 
the area to nearby public trails and disturb the character of the neighborhood.  
  
c. That special conditions and circumstances do not result from the actions of the 
applicant; and 
The applicant states that neither the lot topography nor the shared access easement are a result 
of the current lot owner, but existed prior to their ownership. The applicant states that the site 
limitations were shaped by the lot's natural features and city-imposed infrastructure standards.  
  
d. That granting the variance requested will not confer on the applicant any special 
privilege that is denied by this chapter to other lands, structures, or buildings in the 
same district. 
The applicant states the variance requested will not confer any special privilege that is denied by 
this chapter to other lands, structures, or buildings in the same district -- only permission to 
locate the accessory structure in front of the primary residence due to unique site conditions.  
  
2. No nonconforming use of neighboring lands, structures, or buildings in the same 
district, and no permitted or nonconforming use of lands, structures, or buildings in 
other districts shall be considered grounds for the issuance of a variance. 
 The applicant makes no mention of nonconforming uses of neighboring lands, structures, or 
buildings in the same district. 
  
3. The board of adjustment shall further make a finding that the reasons set forth in 
the application justify the granting of the variance and that the variance is the 
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Background 

minimum variance that will make possible the reasonable use of land, building or 
structure. 
The applicant has provided a site design demonstrating how their requested variance would be 
constructed. The applicant also provided property photos and renderings of the structure 
elevations.  
  
4. The board of adjustment shall further make a finding that the granting of the 
variance will be in harmony with the general purpose and intent of this chapter, and 
will not be injurious to the neighborhood or otherwise detrimental to the public 
welfare. 
The variance requested appears to have no detrimental impact to the public welfare.  
  
5. Conditions. In granting any variance, the board of adjustment may prescribe 
appropriate conditions and safeguards that it deems necessary or desirable. 
Violations of such conditions and safeguards, when made a part of the terms under 
which the variance is granted, shall be deemed a violation of this chapter. 
The Board has the authority to attach any conditions to a variance request that it deems 
appropriate. Any conditions proposed with a variance approval should be clearly stated into the 
record in the approval motion. 
  
6. Uses. Under no circumstances shall the board of adjustment grant a variance to 
allow a use not permissible under the terms of this chapter in the district involved, or 
any use expressly or by implication prohibited by the terms of this chapter in said 
district. 
 The applicant’s request does not include a variance of use. 
  
Conclusion 
The applicant is requesting a variance from Section 601.01, which prohibits accessory structures 
from being placed in front of the primary structure of a lot. The applicant writes that at the time 
the property was rezoned, Cottage Court zoning was not available The applicant states that as 
part of their commitment to improving the surrounding area, that they funded and built a major 
sewer extension, which helped adjacent parcels by supporting future development. The intention 
of the variance request is to prevent disturbing the hill side and existing trees. The applicant 
states that due to the unique topographic constraints, City-imposed access requirements, and 
their commitment to preserving the natural landscape and contributing to area infrastructure, 
they respectfully request a variance to allow a 510 square foot accessory structure to be placed 
in the front yard. The applicant states that the proposed design meets all dimensional 
requirements, including the 20-foot front setback, and reflects a thoughtful approach to 
responsible development.  
 
Ultimately, the Board must find all six criteria to have been met for the approval of a variance 
request. 

 

Public Comment  

Has Staff received Public Comment at the time of this report?: No 
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Conditions of Approval 

The following conditions of the approval are below.  

1. The approved variance shall be for the proposed layout and setbacks, as provided by the 
applicant within this application. 

2. The applicant shall be required to obtain an approved building permit for the structure. 

 
Section 301.10.c, Standards of Approval, of the Zoning Code 
 
Standards for approval. A variance from the terms of this chapter shall not be granted by the board of 
adjustment unless and until: 
  
(1) The applicant demonstrates that: 
a. special conditions and circumstances exist which are peculiar to the land, structure or building 
involved and which are not applicable to other lands, structures or buildings in the same district; 
b. that literal interpretation of the provisions of this chapter would deprive the applicant of rights 
commonly enjoyed by other properties in the same district under the terms of this chapter; 
c. that special conditions and circumstances do not result from the actions of the applicant; and, 
d. that granting the variance requested will not confer on the applicant any special privilege that is 
denied by this chapter to other lands, structures, or buildings in the same district. 
  
(2) No nonconforming use of neighboring lands, structures, or buildings in the same district, and no 
permitted or nonconforming use of lands, structures, or buildings in other districts shall be considered 
grounds for the issuance of a variance. 
  
(3) The board of adjustment shall further make a finding that the reasons set forth in the application 
justify the granting of the variance and that the variance is the minimum variance that will make 
possible the reasonable use of land, building or structure. 
  
(4) The board of adjustment shall further make a finding that the granting of the variance will be in 
harmony with the general purpose and intent of this chapter, and will not be injurious to the 
neighborhood or otherwise detrimental to the public welfare. 
  
(5) Conditions. In granting any variance, the board of adjustment may prescribe appropriate conditions 
and safeguards that it deems necessary or desirable. Violations of such conditions and safeguards, when 
made a part of the terms under which the variance is granted, shall be deemed a violation of this chapter. 
  
(6) Uses. Under no circumstances shall the board of adjustment grant a variance to allow a use not 
permissible under the terms of this chapter in the district involved, or any use expressly or by 
implication prohibited by the terms of this chapter in said district.  
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Cole	Reeves	&	Luke	Jenkins

870-245-8505

reevesdesignandconstruction@gmail.com


July	7th,,	2025


To:

Board	of	Zoning	Adjustment

City	of	Bentonville

c/o	Planning	Department

305	SW	A	Street

Bentonville,	AR	72712


Re:	Variance	Request	–	Accessory	Structure	in	Front	Yard

Property	Address:	1202	NW	A	Street

Parcel	Number:	01-04532-000

Zoning	District:	R-2	(Medium-Density	Residential)


1.	Summary	of	Request

We	respectfully	request	a	variance	from	Section	601.01(d)(1)	of	the	Bentonville	Municipal	Code,	which	prohibits	accessory	
structures	in	the	front	yard.


We	are	proposing	a	510-square-foot	detached	accessory	structure,	which	will	be	set	back	a	full	20	feet	from	the	front	property	
line	in	compliance	with	the	required	front	setback.	However,	because	the	structure	is	located	in	front	of	the	principal	dwelling,	
a	variance	is	required	for	placement	within	the	front	yard	area.


2.	Site	Constraints	and	Project	Background

This	property	is	significantly	impacted	by	two	constraints:


-	Topography:	The	rear	of	the	lot	contains	steep	hillsides	and	mature	trees,	making	construction	difficult	and	environmentally	
disruptive.

-	Shared	Access	Easement:	The	City	of	Bentonville	required	a	shared	driveway	and	single	curb	cut,	limiting	circulation	and	rear	
yard	access.


Due	to	these	conditions,	placing	the	accessory	structure	in	the	rear	or	side	yards	is	impractical.	The	front	yard	is	the	only	
feasible	location	that	allows	safe	access,	efficient	use	of	the	lot,	and	protection	of	the	existing	trees	and	hillside.


3.	Variance	Criteria	(per	the	2025	Submittal	Guide,	p.	17)


a)	Exceptional	Conditions	Exist

The	combination	of	steep	rear	slopes	and	a	city-required	shared	curb	cut	is	an	uncommon	constraint,	reducing	usable	area	on	
the	lot.


b)	Hardship	Not	Self-Created

These	site	limitations	existed	prior	to	our	development.	They	were	shaped	by	the	lot’s	natural	features	and	city-imposed	
infrastructure	standards.


c)	No	Harm	to	Public	Welfare	or	Adjacent	Properties

The	proposed	accessory	structure:

-	Meets	the	20-foot	front	setback	requirement,

-	Will	be	designed	to	match	the	architectural	character	of	the	home,

-	Will	be	maintained	to	a	high	standard	and	visually	softened	with	appropriate	landscaping.
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d)	Minimum	Variance	Necessary

We	are	not	seeking	any	dimensional	exceptions—only	permission	to	locate	the	accessory	structure	in	front	of	the	primary	
residence	due	to	unique	site	conditions.


e)	Consistent	with	Zoning	Intent

The	variance	supports	practical	development	while	preserving	the	neighborhood’s	natural	features,	and	it	aligns	with	the	
broader	goals	of	orderly,	context-sensitive	planning.


4.	Broader	Context

At	the	time	this	property	was	rezoned,	Cottage	Court	zoning	was	not	available.	As	part	of	our	commitment	to	improving	this	
area,	we	funded	and	built	a	major	sewer	extension,	helping	bring	utilities	to	adjacent	parcels	and	supporting	future	
development.


Preserving	the	trees	and	hillside	behind	the	home	remains	a	priority.	Keeping	this	area	untouched	supports	the	visual	and	
ecological	connection	to	nearby	public	trails	and	enhances	the	character	of	the	neighborhood.


5.	Attachments

-	Site	plan	showing	structure	location

-	Property	photos

-	Structure	elevations


6.	Conclusion

Due	to	the	unique	topographic	constraints,	City-imposed	access	requirements,	and	our	commitment	to	preserving	the	natural	
landscape	and	contributing	to	area	infrastructure,	we	respectfully	request	a	variance	to:


-	Allow	a	510-square-foot	accessory	structure	to	be	placed	in	the	front	yard.


The	proposed	design	meets	all	dimensional	requirements,	including	the	20-foot	front	setback,	and	reflects	a	thoughtful	
approach	to	responsible	development.


Thank	you	for	your	time	and	consideration.


Sincerely,

Cole	Reeves	&	Luke	Jenkins
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