
Bentonville Affordable Housing Committee
Meeting Minutes
August 26, 2022

Meeting Called to Order

Public Comment:  None expressed at start of the meeting

July Minutes:
1. Minutes were approved.

Meeting overview:
1. Reviewed of our three target population bands

Typ ical job s are illu st rat ed for each of t h e t h ree t arg et
sect ors an d m ak e u p m an y p osit ion s in our com m u n it y

PO PU L A TI O N A N A L YSI S

7Source: 2019 Census Dat a – EF Anal ysi s

Affordable Housing30%-50% Production Occupations

$20,000 to$39,999 - Households 2,634 Firefighting& Prevention

Percent Affordable 14.5% Community& Social Services

Healthcare Support Occupations

Attainable Housing50%=80% Teachers

$40,000 to$59,999 -Households 2,376 Healthcare technologists& technicians

13.0% Law enforcement & Supervisors

Sales& Related Occupations

Core Housing80%-120% Management Occupations

$60,000 to$99,999 -Households 4283 Health diagnosing& treating

Percent Attainable 24% Business& Financial Operations

Architecture & EngineeringOccupations

2. Reviewed Emerging Issues:

Em er g in g  Issu es…

A F F O R D A B L E H O U SI N G AS SE SSM E N T

3

Hom e ow n ersh ip :

Sin g le fam ily h om e ad d it ion s are no t keep in g p ace wi t h cit y g row t h

The reason able pr iced h om es t h at are bu il t , are not being accessed by ou r t arg et
thr ee sectors

Mu lt i-fam i ly:

Lim i t ed u n it s are b ein g b u il t , b u t are p riced ab ove ou r t w o low er t arget sect o rs

Pressure is m ou n t in g finan cially on ou r t w o low er t arg e t sect ors cau sing ou t -
migra t ion  of ou r workforce



3. Reviewed Alignment Point (Mission):

      City of Bentonville:

Create an environment (via removing barriers & creating incentives) so that 
properly priced housing can be built and ensure our target populations live 
there

4. Reviewed key Barriers to Housing supply:

     

5. Reviewed the Mapped Best Practices by Barrier :

     6

Th e May m eet in g focu sed on learn ing from ot h er cit ies

MA Y REC A P – SOL UT I O N D I SCUSSIO N

85 Research
Stu d ies Review ed

& 15 Exp ert s
in t erview

Mat ch ed
Stu d ies

to Barr iers

Screen ed Stu d ies
for ap p licab il i t y

Ben t on vil le
Pot en t ial
Solu t ions

Market Study Consider for Bentonville
#2 Zoning Limit ing Affordable Development #2 Zoning Limiting Affordable Development

* "Affordablility Unlocked" - Austin

The program is designed to increase the number of

affordable housing units being developed in Austin and

fully leverage public resources by allowing housing

providers to build more units in their developments

when significant amounts of affordable housing are

included.

The program is designed to increase the number of

affordable housing units being developed in Austin and

fully leverage public resources by allowing housing

providers to build more units in their developments

when significant amounts of affordable housing are

included.

In return for setting aside half of a development ’s

total units as affordable, bonuses include height and

density increases, parking and compatibility waivers,

and reductions in minimum lot sizes.

In return for setting aside half of a development ’s total

units as affordable, bonuses include height and density

increases, parking and compatibil ity waivers, and

reductions in minim um lot sizes. Also cottage zoning

Requirements set by city on "Affordability" price

points (eg rents), duration & escalation in rents, and

income levels.

Requirements set by city on "Affordability" price points

(eg rents), duration & escalation in rents, and income

levels.

Tiered program where more requirem ents met, bigger

incentives offered

Tiered program where more requirements met, bigger

incentives offered

Exam p le:



6. Reviewed Survey Results: (full spreadsheet by team member available).

    

Green = una nimous

Oli ve = Ma jority Item

Yellow = split S Waiver of compatibility requirements (height restrictions and setbacks from property line)

Y= Yes Y S S Waiver of building bulk restrictions (“Floor-to-Area Ratio/FAR”) - Land area per dweling unit.

S =Soon L=Later L S Waiver of duplex design requirements (including common wall, roof, & front porch regulations)

Y L S Waiver of dwelling unit occupancy limits (generally limiting homes to 4-6 unrelated individuals)

Y S S Waiver of site area requirements (density limits that apply in higher density zones)

Y S/L S Modified parking requirements (accessible parking still required)

Y S S Front & rear yard setbacks decreased by 50 percent

Y S/L S Minimum lot size & lot width reduced - Supply ord vs incentive

N L S Maximum height allowed by base zoning increased by 1.25 times

S Up to 6 dwelling units per lot in single family zones

N L S Maximum height allowed by base zoning increased by 1.5 times

N L Up to 8 dwelling units per lot in single family zones

Item

Y L S Development F ee Waiver

Y L S Impa ct F ee W aiver

Y S S Ta x exempt prog ra m

Y L Reduced sewer ca pacity cha rg e

Item

L Create City Land Trust

S Pa rticipa te in NW A Housing Trust (l oans)

Item

Y S Y S Pa rticipa te in CBDG Progra m

Y S Y S Support LIHTC programs

Item

L Y S Expedited process for Affordable Housing Projects

Y L Process redesign

S Y S PUD & PRD Review

S Y S Cotta ge zoning

Averag e

S ta ff

Avera ge

Commi ttee

7. Agreed on Priorities to of solutions:

Green = una nimous

Oli ve = Ma jority Item

Yellow = split Ra nk Action

Y= Yes 1 Immediate Waiver of compatibility requirements (height restrictions and setbacks from property line)

S =Soon L=Later 1 Immediate Waiver of building bulk restrictions (“Floor-to-Area Ratio/FAR”) - Land area per dweling unit.

1 Immediate Waiver of site area requirements (density limits that apply in higher density zones)

1 Immediate M odified parking requirements (accessible parking still required)

1 Immediate Front & rear yard setbacks decreased by 50 percent

1 Immediate M inimum lot size & lot width reduced - Supply ord vs incentive

Item

1 Immediate Impact Fee Wai ver

Item

1 Immediate Participate in NWA Housi ng Trust (loa ns)

Item

1 Immediate Participate in CBDG Program

1 Immediate S upport LIHTC programs

Item

1 Immediate Expedited process for Afforda ble Housing Projects

Process redesi gn

1 Immediate PUD & PRD Revi ew

1 Immediate Cottage zoni ng



8. Recapped incentives for Multi-family for Tier 3, and reviewed and discussed potential 
incentives for Tier 2.  Tier 1, follows similar math.

9. A financial analysis for Tier 2 was discussed showing both the incentive for the 
developer and the return for the city.



10. Discussion was started on Single Family with preliminary mapping.

11. Financials were presented that showed the impact of increased units per acre on home 
cost.  Prices hitting our targets were shown.

Discussion:
1. A major discussion revolved around how to create more units per acre.  Examples were 

given where zoning may be high (eg 54/acre), yet actual developments weren’t 
necessarily reaching those numbers.  So, the point of increasing units per acre is really 
with respect to actuals that have been built.  An example of 16/acre actual do to 
parking, setbacks, easements going up by 20%, would take that specific development up



to 19/acre, still far under the current zoning level.  Further data is needed to understand
this in depth (see data request / commitment below).

Commitments by Staff:
1. Within the next two weeks (ie Sept 9):

a. 3-year historical data on all developments actual timing from First Bid to 
breaking ground broken by multi-family and single family

b. 3-year historical actual density built/achieved for multi-family and single-family 
broken by zoning area

2. Development of the following recommendations for next committee meeting (Sept 23):
a. How to approach multi-family incentives:  eg overlay to existing or density 

codification “R3-AH”.
b. How you would recommend we do our “cottage” approach.  :  eg Black Apple, vs 

single lots..
c. How are we going to get the additional 20% that we can predictably 

communicate to the developer?

Agenda for next meeting
1. Review current process across the 5 process steps

a. What is the espoused time across each?
b. What is our actual time based on data above?
c. What steps can we take to improve timlines in key process steps?
d. Further discussion of solutions by housing type (single family)

2. Preview other financial implications (single-family) if available & time permitting
3. Measures of success (time permitting)

Next meeting -  Friday, September 23 at 11:00 am – 12:30 pm Zoom option available.




