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ABOUT FORECASTS …

❑ What happened when Nobel Prize-winning economist Ken 

Arrow pointed out that his long-term weather forecasts before the 

Normandy Invasion were no better than random chance:

“The Commanding General is well aware that the forecasts 

are no good. However, he needs them for planning purposes.”



OUTLINE

• Why housing supply & affordability matters

• How America is doing on housing

• How NWA is doing

• Principles for building high-opportunity, reasonably affordable communities



GEORGE W. BUSH INSTITUTE 



“We believe in open societies ordered by moral conviction. We believe in private markets humanized by compassionate 

government. We believe in economies that reward effort, communities that protect the weak, and the duty of nations to 
respect the dignity and the rights of all.”

 - President George W. Bush 

November 13, 2003

WHAT DRIVES US

5

We celebrate the goodness of our Nation and 

pursue with optimism the timeless values of:

• Freedom

• Opportunity

• Accountability

• Compassion



OUR WORK ON                            
ECONOMIC GROWTH & OPPORTUNITY

Cities & economic opportunity

  

“Big D Is a Big 

Deal

DFW is 

becoming the de 

facto capital of  

America’s 

Heartland.”

City Journal

Key principles:

• U.S. preeminence in science, 

technology, & education

• Economic freedom & light-tough 

regulation

• Fiscal responsibility

• Resolute commitment to national 

security & U.S. economic leadership

Democratic capitalism & trade



OUR RECENT WORK

Build Homes, Expand Opportunity: 

Lessons from America’s Fastest Growing Cities 



WHY ARKANSANS SHOULD CARE ABOUT 
HOUSING SUPPLY & AFFORDABILIY

For America:

• Housing shapes economic opportunity – high prices take largest toll on the most vulnerable

For Northwest Arkansas:

• Affordability has been a key competitive advantage

• Housing will determine the region’s growth trajectory, shape its communities, &        

powerfully influence the future of the state

For individual NWA localities:

• Housing decisions make a big difference even at the hyperlocal level: Who can live here?   

How long will commutes be? Will the communities be financially sustainable in the long term? 



HOW AMERICA IS DOING

Housing in the 2020s:

• Underbuilt by 5-7 million units since 2000

• Home prices & rents are at least 20% higher than they “should be” relative to incomes

• Hugely dependent on about 25 metros areas – including NWA

Recent events:

• Interest rate effects: Lock-in effect

• Supply works: Home prices & rents have fallen modestly back relative to incomes

• Immigration & labor markets: Takes heat out of market, but supply-side effects in longer term

• Tariffs: adding several percent to cost of construction

• Reform movement gaining steam



HOUSING STARTS



HOUSING PRODUCTION:                          
ACTUAL vs. NEEDED



PRICES

Home Price & Rent to Income Ratios, 2000-24



HOW NWA IS DOING

NWA:

• Affordability has been a key competitive advantage – BUT it’s diminished significantly

• Huge growth in demand to live here:

• Corporate HQs: Walmart at 18K; some small relocations

• University of Arkansas: 39% enrollment growth since 2012

• Lifestyle amenities: Outdoor recreation, arts

• Supply: policies better than most places – only better environments among Top 100 metros:  

Raleigh, Charlotte, Charleston, Greenville, Nashville, Austin, Houston, Provo

• Prices & rents are about 20% cheaper than they would be if NWA had ”average” policies



MORE ON NWA

Overall model is mostly working:

• Outward expansion at modest density in larger localities & very low density in most others

• Top 4 NWA localities: mostly want to grow & are planning for it

Diversity of housing environments:

• High performers: Bentonville, Rogers

• Medium performer: Springdale

• Lower performers (still better than USA avg): Fayetteville



RECENT EVENTS

Recent market developments:

• Bentonville: Avg home price $483K, vs $251K in Jan 2019 & $428K in Jan 2023

• 4.1X median household income vs. 3.6X in 2019 & 4.0X in 2023

• NWA: Avg home price $359K, vs $201K in Jan 2019 & $327K in Jan 2023

• 4.3X median household income vs. 3.4X in 2019 & 4.2X in 2023

Public policy:

• Localities: Unified development code in Bentonville, Rogers; various reforms in Fayetteville

• State: ADU law, 2025



NORTHWEST ARKANSAS



TEMPTATIONS & TRAPS

• Remain a low-density bedroom community even when residents want nearby 

jobs & amenities

• Reject housing affordable for working-class people even though residents want 

businesses that employ lots of working-class people

• Build out infrastructure today that will not be financially sustainable in the 

long term based on the property tax base supporting it

• Offer overly sweet, unconstrained deals to developers in order to secure near-

term development, at cost of greenspace & other amenities

• Reject growth altogether, if residents don’t believe they’ll benefit from 

additional tax base & amenities



MYTHS

• No big deal if one community doesn’t allow sufficient housing, because 

developers can always build further out

• There will always be enough people coming to NWA to ensure all 

localities reach their growth plans



SOME WARNING SIGNS

• Commutes are growing in some communities: Bentonville, Rogers

• Price/income ratios have caught up with many larger metros:                 

Similar to DFW, Atlanta, Raleigh, Greenville – higher than Houston, San Antonio

• Tax base (maybe) inadequate to support city services & infrastructure:    

Cities outside top 4



PRINCIPLES, I

• Principle 1: Expand outwards – but in smart, sustainable ways

• Principle 2: Build more homes within existing urban areas:                        

allow small homes/townhomes, reduce minimum lot sizes, resi in commercial 



LIMINAL CITIES

Liminal cities:

• Manageable commute if hybrid / fast internet

• Big affordability edge + small-town charm

Northwest Arkansas examples:

• Bella Vista (Pop: 33K; growth, 2010-24: +36%)

• Siloam Springs (Pop: 20K; growth: +33%)

• Prairie Grove (Pop: 8.6K; growth: +91%)

• Farmington (Pop: 10.5K; growth: +75%)



PRINCIPLES, II

• Principle 3: Innovate

• Principle 4: The Jane Jacobs Principle – fine-grained mixing of uses 



PRINCIPLES, III

• Principle 5: Allow dynamic change

• Principle 6: Get the urban basics right – safety, schools, infrastructure 



PRINCIPLES, IV

• Principle 7: Create great places

• Principle 8: Subsidize housing – in limited & efficient ways



A bright future. 

THANK YOU!
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