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Planning Study Goals & Objectives

South Hartmann
Gateway Plan

The City of Lebanon has made a large investment into the South Hartmann Drive Corridor with the construction of a major arterial roadway that connects to Interstate 40
from West Main Street (SR 70) on the north side and Murfreesboro Road (SR 231) on the southeast side. The corridor has not developed as quickly as the City envisioned
when the arterial road was built due in part to an economic downturn that hit the region starting in 2008 and 2009. In the last several years new development has
significantly picked up in the region and has started to spur new investment into the corridor. The City of Lebanon recognizes the importance of the South Hartmann
Corridor in shaping its future and determined the time was right to consider how to best promote economic opportunities along the corridor while considering the need
to preserve and enhance the quality of life of its residents and create a positive “sense of place” for those visiting the corridor. It was determined by the city leaders,
stakeholders and steering committee members that this corridor should be perceived as a gateway opportunity into the City from Interstate 40.

The South Hartman Gateway Planning Study vision statement has been established as follows:

“The goal of the Gateway Planning Study is to present possible land use and transportation patterns, development scenarios and implementation strategies that will
create a plan for future growth, create a positive sense of place, connect to the surrounding community and its environmental and historical assets and increase
economic vitality.”

Key goals and objectives are further described as:

Economic Growth and Development:
• Provide an economic overview of the study area to evaluate employment, population, market conditions, and establish recommendations for capturing market
potentials and economic growth. Proposed land use patterns and development scenarios will integrate market conditions as a consideration for growth and
development.

A Clear Pattern to Establish Future Land Use:
• Map a clear plan to capture character areas and shape specific land use patterns in the study area. Potential development scenarios along with precedent
imagery will be established to help visualize how future growth and development might function and feel.

A Strong Plan to Preserve Community Character:
• Establish potential design parameters that suggest how buildings, streets and landscapes will be shaped as they develop. Address issues that affect the
quality of life for residents and visitors of Lebanon while also preserving and enhancing cultural qualities found in the study area.

Planning for Good Transportation, Utility, and Environmental Infrastructure Needs:
• Anticipate the impact of redevelopment, establish a clear plan for addressing environmental assets, pedestrian and bicycle connectivity, streetscape character,
and connecting the surrounding community, and to make provisions to expand existing infrastructure to accommodate future growth in the study area.

1

Project Background

South Hartmann
Gateway Plan

Project Limits - Surrounding Context
Project Limits Overview:
• The Study area centers on South Hartmann
Drive as its North - South axis and Interstate
40 as its East - West axis with the north
terminus ending at West Main Street and the
south terminus ending at Murfreesboro Road
(Highway 231).
• The Study area consist of approximately 2,837
acres and has several large undeveloped
tracts of land that are accessible from South
Hartmann Drive.
• Lebanon High School, Winfree Bryant Middle
School, and Byars Dowdy Elementary School
are important institutional land uses at the
north end of the corridor. Lebanon High is
accessed by one existing egress point from
Blue Devil Boulevard.
• The Lebanon Municipal Airport fills the
northeastern edge of the corridor and serves a
wide variety of commercial and private aircraft
with a 5,000 foot runway and newly built
terminal.
• The South Hartmann Drive / I-40 interchange
provides excellent access into Nashville and a
direct link to I-840 and State Highway 109.
• Existing development includes a mixture
of single-family residential, townhome
apartments, churches, car dealerships, strip
retail, big box commercial with out parcels, an
outlet mall and a medical office campus.

Project Background
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Project Approach

South Hartmann
Gateway Plan

The following planning process and schedule was utilized to develop the South Hartmann Gateway Plan.
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Project Background

Existing Zoning

South Hartmann
Gateway Plan

Existing Zoning Description:

Below is a list of the zoning districts that are within the South
Hartmann Gateway Plan Study Area along with a formal
description of each:

• CG - Commercial General: This district provides a wide range

•
•
•
•
•

of commercial uses concerned with retail trade and consumer
services; amusement and entertainment establishments;
automotive and vehicular service establishments; transient sleeping
accommodations; eating and drinking places; financial institutions;
and offices.
CH - Commercial Neighborhood: This district provides a limited
range of commercial uses concerned with retail trade and consumer
services and designed to be located in close proximity to residential
areas.
CS - Commercial Service: This district provides a wide range of
commercial uses concerned with retail trade and consumer services.
IP - Planned Business/Industrial Park: This district provides
for business/commercial uses and limited industrial uses that have
little off-site impact and no toxic or noxious emissions in a planned
environment.
RD9 - Medium Density Residential District: This district is
designed to provide suitable areas for medium density development
where sufficient urban services are available or where such services
can be physically and economically extended.
RM6 - High Density Residential District: This district is
designed to provide suitable areas for high density development
where sufficient urban services are available or where such services
can be physically and economically extended.

• RP2 - Medium Density Residential/Professional Office:
•
•

•

•

Inventory
Project Background
& Analysis

The uses and structures indicated herein may be permitted within
the RP2 district only in the manner and subject to any specific design
criteria that may apply.
RR - Rural Residential Agricultural District: This district
is designed to provide permissible areas for the growing of crops,
animal husbandry, dairying, forestry and other similar activities,
which generally occur and characterize rural rather than urban areas.
RS6 - High Density Residential: The residential development
will consist of single-family detached and attached dwellings and
accessory structures and will permit home occupations. This class
of district is intended also to permit community facilities and public
utility installations that are necessary to serve the public
RS12 - Medium Density Residential 12,000: The residential
development will consist of single-family detached dwellings and
accessory structures and may permit home occupations. This district
is intended also to permit community facility and public utility
installations that are necessary to serve the public.
RS20 - Low Density Residential: The residential development
will consist of single-family detached dwellings and accessory
structures. This district may also permit home occupations,
community facilities, public utilities, and open space uses.
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Existing Utilities

South Hartmann
Gateway Plan
Utility Overview:
• Existing primary sanitary sewer and water
lines have been installed to serve the
corridor. Extensions of these lines will be
required as future land develops.
• The City of Lebanon has planned to meet
existing and future demands for utilities
in the corridor.
• Large areas of the corridor are served
by open, roadside drainage swales.
Underground stormwater drainage
facilities will most likely be required in the
areas that develop with increased density.
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South Hartmann
Gateway Plan

Natural Resources Overview:
• The floodway and floodplain from Bartons
Creek has a major impact on the South
Hartmann Drive Corridor.
• Flooding in the study area is a major
concern with almost 20% of the study area
being impacted by the flood zones, 2.6% in
the 500 year, 12.4% in the 100 year, and
4.6% of the study area in the floodway.
• Existing creeks and drainage ways provide
strong opportunities for open space
preservation and greenway connections.
• Agricultural areas with low density
residential to the south of the corridor
may warrant transitional land use of low
or moderate density until road networks,
city annexation and utilities are extended
further south.

Inventory & Analysis
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Existing Land Use
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Undeveloped
Retail

Undeveloped

School

School

Greenway

School
Commercial
Development

Church
Future
Church

Residential
Townhomes

Utility Sports
Fields

Church
Undeveloped

Residential
Airport
Car Dealership

Undeveloped

Home Depot
Aeronautics
School

Undeveloped
Pediatric
Dentistry

Undeveloped

Residential
Apartments
Physicians
Plaza

Undeveloped

Residential
Strip Retail / Commercial
Farm Credit
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Outlet
Mall

O’Charley’s
Travel Inn
The White Room
Car Wash
Sonic Drive-In

Timberline
Campground
Southside
Elementary
Wilson County
School District

Existing Economic Conditions

South Hartmann
Gateway Plan
Economic Uses:

South Hartmann Corridor General Conditions

• 1, 258 Residential Units

• Character

• 232 Single-family
• 1,026 Multi-family

• Generally high-quality development
• Diverse but “uncertain” mix and character
• Highway-orientation (character of road)

• 83 Retail Stores

•
•
•
•
•

•
•
•
•

• Access

8 Convenience
63 Shoppers Goods
7 Eating & Drinking
5 Vacant spaces

• Excellent accessibility to Nashville, BNA, local jobs
• Good access to 840/Murfreesboro, Cool Springs, 109/Gallatin-Hendersonville
• Challenges for cross-traffic, retailers

40 Offices
14 Institutions
9 Large properties for sale
8 Lodging facilities
6 Industrial services

Key Anchors:

• Lebanon as Eastern Metro Node

• Largest node on east side of Nashville
• Captures I-40 traffic from Cookeville; & Smith, Trousdale, Macon, Jackson,
Dekalb, Putnam counties

• Lebanon Outlet Marketplace
•
•
•
•

227,523 square feet
60 outlet stores
7% vacant (est)
Tourism draw

• Physicians Plaza

• 450,000 square feet
• 92,000 ADT
• Home Depot
• 105,000 square feet
• Trade area extends east to
Cookeville
• Wilson County Motors

• 73,638 square feet
• 15 medical tenants
• 17% vacant

• Westview Acres

• 666 Apartments

• Lodging

• Revere at Barton Run
• Hartmann Plantation
• 360 Apartments

Existing Hotel (Hampton Inn)

Randall Gross
Development
Economics

• Lebanon Market Place

• Lebanon Airport
• 6 Churches
• Schools
•
•
•
•
•

Lebanon High School
Southside Elementary
Byars Dowdy Elementary
Winfree Bryant Middle
Bakers School of Aeronautics

• 123 Single-family homes
• Hampton Inn (80 rooms)
• Comfort Suites, Travel Inn, La Quinta,
Knights Inn, Timberline Resort (RV)

Existing Retail / Commercial Strip

Inventory & Analysis

Lebanon High School

Existing Apartment Complex
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Economic Base & Major Employers

South Hartmann
Gateway Plan

Lebanon has a relatively diverse economic base, although some industries account for a higher share of overall employment. Education is the largest economic sector
in the city, accounting for 16% of all jobs. This sector includes Cumberland University and other private educational institutions. The corridor owes its name to Hartmann
Luggage, which operated out of its headquarters just north of the study area for many years. However, Hartmann is no longer a major player in this area. Cracker Barrel, with
about 820 employees, has a significant presence in Lebanon with its headquarters and major operations in town. The graph below depicts the citywide economic base for
Lebanon and includes data beyond the South Hartmann Drive corridor.

Major Employers:
• Cracker Barrel HQ							820
• Performance Food (Dist)					646
• CEVA Logistics (Dist)						625
• TRW Auto Steering (Gears)					500
• Genco ATC (Electr. Refurbish)				
500
• Manheim (Auction)						425
• Lochinvar (Water Heaters)					425
• Jones Bros (Road Building)					400
• Ozburn Hessey (Dist)						380
• L&W Engineering (Metal Stamp)				
367
• Amersports (Dist)							300
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Employment Trends & Demographics
Employment Trends Overview:
• Employment increased 12.5% since 2002
• But fell 0.5% since 2010
• Lebanon share of Wilson fell from 69% to 62%
since 2010

• Growth Industries:

• Transport & Warehousing
• Education
• Accommodation & FS

• Declining Industries:

• Manufacturing
• Management Svcs (Corp)
• Construction

Cracker Barrel Corporate Headquarters

Randall Gross
Development
Economics

Cumberland University

Inventory & Analysis

Lebanon Municipal Airport
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Residential Market Trends

Residential construction provides an indication of overall trends in the market. In Lebanon, the number of single-family housing permits fell to a low of just
over 100 during and just after the end of the recession, from 2009-2011. However, single-family construction had been increasing in the city every year since
2011. By 2016, single-family construction appears to have peaked, with only a marginal increase in permits issued between 2015 and 2016 to just over 300.

• About 2,120+ new homes planned & proposed in Lebanon area.
• Job relocations generate 50%+ sales; Empty nesters 30-40%+, Move-up/downs 10%
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Rental Residential & Retail Market Indicators

Key Anchor Uses:

Retail Market Conditions Overview:

Lebanon Outlet Marketplace is the primary existing retail/commercial hub
within this study area. The mall has 227,523 square feet of retail space with 60
outlet stores. Vacancy is estimated at 7%, and the center seems to be performing
above-average for older outlet malls. It is one of the few outlet shopping
experiences in the Middle Tennessee region and therefore, attracts significant
inflow including tourists and day-trippers from outside of Lebanon and Wilson
County. Even then, the mall is fairly successful in drawing local shoppers around
the holiday shopping season.

• Good occupancy (93-94%)
• Increasing rents
• External factor impacts

Another anchor use is Physicians Plaza, a 73,638 square-foot medical office
complex located just south of I-40. This complex has about 15 medical tenants,
with vacancy of 17%. Several other medical office uses have been developed
in the general area near this complex, establishing a medical node within the
corridor.
Lebanon Market Place (not to be confused with Lebanon Outlet Marketplace)
is a partially-developed 450,000 square-foot retail shopping district just north of I-40 on South Hartmann Drive. The anchor tenant in this
development is the Home Depot, with 105,000 square feet, the largest retail store in the study area. The center benefits from exposure to
I-40 and from 92,000 average daily traffic counts. The Home Depot’s trade area extends east from this site towards Cookeville, capturing
commuters and others headed into Nashville. Wilson County Motors has recently opened a dealership in this location and the developer is
actively seeking other retail/commercial tenants.

Rental Market:
		
Within Lebanon, the housing market is also tight, with vacancy estimated
at around 3.0% among more competitive properties. Rents are escalating,
although they are still lower than those in Mt. Juliet. Market sources for the
Lebanon market currently include regional job and other relocations (estimated
at 50 to 60%, based on interviews with apartment managers). “Inflow” from
areas further east of Lebanon such as Smith County (10 to 15%), people in the
process of selling their home or otherwise moving in and out of the for-sale
housing market (5 to 10%), first-time renters (<10%), and those in transition
(divorcees, students, etc, <10%). Students were considered a surprisingly small
portion of the housing market in Lebanon, given that Cumberland University is
located there.
Randall Gross
Development
Economics

Inventory & Analysis

• Online / digital sales
• Changing behavior and formats

• Positioning

• Good for capturing eastern market
• Highway-oriented due to conditions
• Competition to west (Providence, Opry
Mills, etc)

Rental Residential Market
Indicators Overview:
• Extremely low vacancy (1-3%)
• Escalating rents (5-10%/annum)
$925-$1,450

• Still 23% lower than Mt. Juliet; 27% lower
than Metro Area
• Yet has I-40 access to Nashville, BNA,
Employment Nodes

• Market Area Niches

• Nashville-Area Job Relocations (50%-60%)
• Other Relocations (10%)
• Returning home/grew up here, retiring,
family here
• Eastern Inflow (10%)
• Macon, Smith, Trousdale counties (no
apartments)
• Home Sellers (10%)
• Empty Nesters, Short-Timers, Baby
Boomers
• 1st-Time Renters (<10%)
• Divorces, Widows (5%)
• Students (<5%)
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Community input for the South Hartmann Gateway Plan has been gathered through multiple sources. It includes both
quantitative and qualitative data. The input received has been of great benefit and has been utilized to shape the plan and
refine its strategy and recommendations. Community and leadership input have included the following:
• Stakeholder and focus group interviews at the beginning of the planning process to gather background information on
the corridor. Focus groups input includes; developers, business leaders, property owners, institutions and cultural and
historical organizations.
• Ongoing input from the project steering committee which included four specific milestone reviews and feedback sessions.
• A public Visioning Session that captured round table discussion, brainstorming, graphic notes, maps and images for
opportunities and constraints in the study area.
• Three public open house meetings to review plan developments and process community approval, concerns and feedback.
• A dedicated Facebook page promoting the planning process and capturing direct on-line feedback.
• Promotion of the planning process and communication of the plan’s findings and recommendations through four public
press releases and an interview on the local FM 98.9 / AM 1490 Coleman Radio Show.
• Public Hearings at City Planning Commission to review the South Hartmann Gateway Plan findings and recommendations.

Symbols used for priority charts
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Opportunities & Constraints

South Hartmann
Gateway Plan

Citywide Survey Results
Citywide Community Input Survey:
In November of 2016 a citywide on-line community input survey was conducted.
Some of the survey results have been summarized as they relate to the South
Hartmann Gateway Plan.
• When asked “What would you like the identity of Lebanon to be? What
would you like the city to be know for?” The strongest responses were;
• A safe / Low Crime City
• Clean Streets
• Caring / Friendly Community
• Good Place for Families
• More Restaurants
• When asked “In your opinion what are some opportunities for the City of
Lebanon in the next 5 years?” The strongest responses were:
• Growth / Development
• More Shops and Restaurants
• More Jobs
• Public Transit
• Infrastructure
• When asked about overall satisfaction with the characteristics of Lebanon
and City services the following responses had emphasis (see attached
graphs)
• The need for more variety in retail and restaurant experiences
• More entertainment options and cultural facilities
• Better traffic flow and mass transit options
• The need for more sidewalks, bike lanes and road maintenance
• Stronger Planning
• Management of drainage/stormwater

Opportunities & Constraints

14

Public Visioning Session

South Hartmann
Gateway Plan

A public visioning session was planned during the opportunities and constraints part of the planning process. This provided an opportunity to explain the goals and
objectives of the South Hartmann Gateway Plan, provide an inventory of the existing conditions and to seek direct input and ideas from the steering committee and the
public. Small groups were organized in a “round table” setting with a series of thought-provoking questions to answer. Notes and graphic ideas were captured on pads,
charts and maps as each group processed their questions and generated a list of important priorities for the corridor. As a conclusion, each group established the three
biggest ideas for the study area and shared them in a summary presentation. The overall priority results from the visioning session are captured on the chart below.
Additionally, a “word cloud” diagram depict how the steering committee views the corridor both today and in the future.

Visioning Session - Big Ideas Results

Ranking

Big Idea

1st

(Linear Park along Bartons Creek, Greenway connections to residential,
Athletic Fields in front of LHS, Connection among uses, Locate Park south of
I-40 with greenway connection to Don Fox Park)

8

2nd

Mixed-Use Town Center Development

6

3rd

Pedestrian / Aesthetic Improvements

(Including Retail, Restaurants, Office, & Residential)

Create a Gateway

(Landscaping / Sidewalks along Corridor, Sign Ordinance, Maintain Country
Feel)

Corporate / Tech / Office

3rd
5th
5th

Total Points

(South of I-40, Class A Office / Professional Development)

Traffic Control

(Well designed traffic flow from Hwy 109, Strong Multi-Modal Transportation
Infrastructure, Additional Alternative Routes)

5
5
3

Multi-Family / More Residential Options & Density
Commercial

3

7th

Commercial South of I-40
(Costco)

2

9th
9th
9th

Hotel / Conference Space
Commercial North of Leeville Pike
No Industrial / Warehousing

1
1
1

7th

(Job Creator / Retail / Office / Restaurant, No Fast Food / More Sit-Down
Restaurants “Patio Dining”)
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In ONE word... Results
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Today
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Future

Overall Prioritization

South Hartmann
Gateway Plan

Prioritization feedback boards have captured direct input from the public and steering
committee members. These prioritization boards create a focus on what people
feel to be the most important elements of the South Hartmann Gateway Plan and
help to establish the strategic plan and implementation recommendations. The table
below summarizes the overall priority feedback from the steering committee and public
open house meetings.

Overall Priority Results
Ranking

Topic

Total Points

1st
2nd
3rd
4th
5th
6th
7th
8th
9th
10th
11th
11th

Commercial Development
Economic Vitality
Beautification / Design Standards
Creation of a Gateway
Parks & Open Space
Infrastructure Improvements
Office Development
Walking & Biking
Residential Housing Options
Stronger Planning*
Strict Sign Codes*
Entertainment Options*

64
56
42
40
37
31
22
19
12
10
1
1

*Fill in the blank options

Opportunities & Constraints
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Demographic Forecasting

South Hartmann
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Housing Demand:
Between 2017 and 2022, the city of Lebanon is expected to add nearly 1,200
additional households. The largest number of households (36%) will be added in the 65
to 74 age cohort. Those “Baby Boomers” will continue to drive the market for housing.
People within that age cohort have a propensity to own, rather than rent housing,
although more than 100 of the 400 additional households in this age group will likely
seek rental housing. There will be a decrease in householders aged 25 to 34, which
is the prime family-building age. Overall household forecasts by age and tenure for
Lebanon are summarized in the table that follows.

Mobility:
Another key factor impacting on housing demand is the mobility rate, or the
likelihood that people will move within the next several years. Mobility rates differ by
location, age, housing tenure, income, and other factors. One analysis looks at mobility
by age and tenure within several key portions of the market area.
Here it is apparent that the younger one is, the more likely that they will move
within a short time, especially if they are renters. So, within Lebanon, about 98.8%
of renters aged 15 to 24 are likely to move at least once within a five-year period. By
contrast, a homeowner within that same age group in Lebanon is only 66.8% likely to
move. And, a Lebanon homeowner aged 85 or higher is only 7.8% likely to move within
five years.

17

Opportunities & Constraints

Randall Gross
Development
Economics

South Hartmann
Gateway Plan

Job Growth-Generated Housing Demand

The South Hartmann Drive study area is likely to capture demand for about 830 job-induced housing units, including 650 rentals and 180 for-sale units. This capture
is dependent on the region’s ability to continue generating job growth at a relatively high rate, although it is acknowledged that job growth will slow in many sectors by the
end of the 5-year period.

Household - Growth Generated Demand:
Overall, there is demand for rental housing generated by about 945 “move-ups and
move-downs” among existing residents in the market area through 2022. In addition,
there would be demand for another 525 rental units generated by people relocating to
the market area for reasons other than employment outside of Wilson County. Thus,
there would be total demand for about 1,470 rental units. Replacement and occupancy
factors would add another 5-7.5% to this number. Non-employment generated household
growth will generate demand for another 9,450 net new for-sale housing units plus
replacement.

External Job Growth-Generated Demand:
Because so much of the housing market in Lebanon is currently driven by people
relocating to the Metro Nashville region for work, it is important to consider demand
“induced” by the projected growth in employment. Some of the market area household
growth is captured by the household projections, but there is also “inflow” caused by the
area’s competitiveness for attracting those relocating to the broader region for work.
Informing this information is data on commutation patterns among Wilson County
residents by industry sector and location. So, we have some sense of which workers in
which industries are choosing to live in Lebanon and Wilson County by the location of
their specific types of jobs.
Based on employment projections, it is expected that Wilson County could capture up
to 13,300 job growth-generated households over the next 5 to 7 years. Netting out those
new jobs that would be captured by existing Wilson County households (meaning not a
relocation), there could be net growth of up to 7,500 to 11,600 job-induced households.
Lebanon’s “fair share” of this growth, based on current trends, would be about 2,800 to
3,900 households. A majority of these households will require rental housing.

Randall Gross
Development
Economics

Opportunities & Constraints
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Demographic Forecast & Retail Trade Area

Trade Area Definition:

Demographic Trends:

Because Interstate 40 bisects the study area, the trade area has a fairly large draw.
This area includes not only neighboring “convenience” trade generators surrounding the
South Hartmann Drive corridor, and areas of Lebanon to the east, but also an “Eastern
Commuter” sub-market comprised of eastern Wilson County, Smith County, and Dekalb
County. There is also substantial inflow from markets further east including Putnam County.
Mt. Juliet and western Wilson County are considered a separate component of the trade
area. Most commuters travel west toward Nashville, so there would have to be destination
shopping or other reasons to bring Mt. Juliet consumers east (against their commuting
pattern) into the study area.

All of the trade area has seen population and household growth since 2010. However,
that growth is uneven, with some areas experiencing a rapid demographic change and
others less so. The areas surrounding the South Hartmann Drive study area (designated
here as Trade Area “A”) have a population of about 14,900 and a household base of 6,000.
Both of these numbers represent growth of about 18.7% since 2010, or 2.7% per year.
Growth has been even faster in Mt. Juliet and west Wilson County (Trade Area “E,” roughly
corresponding to zip code 37122), which has an estimated population of almost 68,000
and household base of 28,000, up by 20.2% and 20.5%, respectively.

Aside from the natural trade area, there would also be inflow from interstate traffic
along I-40, which has 60,000 to 80,000 average daily traffic near the study area. I-40
gains 20,000 cars (presumably Lebanon commuters) between South Hartmann Drive
and I-840. Tourism is estimated to be about 9 to 10% of the traffic along this stretch of
I-40, originating from Kentucky, North Carolina, South Carolina, and Georgia, among other
places. There is also the opportunity for attracting Nashville-area residents, if there is (as
for Mt. Juliet residents) a draw. Finally, there are estimated to be 300 to 400 office/service
workers and 270 retail workers currently located in the study area. These workers generate
daytime demand for certain retail goods and services.

Demographic Trends & Forecasts:
Trends and forecasts in population, households, income levels and other factors were
examined as a basis for determining overall household-generated retail demand. In general,
significant demographic growth is expected throughout the trade area and especially within
the South Hartmann Drive corridor area and Mt. Juliet. These projections are consistent with
the findings of the housing market analysis, suggesting that there is demand and potential
for development of rental and for-sale housing units in the study area.
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Growth has been somewhat slower in other parts of the trade area. Within the
Lebanon downtown and east Wilson County area (Trade Area “B”), population and
households have increased by 10.1% and 12.2%, respectively. In eastern commuter areas
(Smith, Dekalb) and Putnam County, growth has been slower (below 10%).
Household income growth has also been uneven. Within Trade Area A, household
incomes have increased by about 1.4% on average since 2010; and in Trade Area B (central
Lebanon/east Wilson), incomes actually fell even since the end of the recession. Lebanon
household incomes remain the lowest in the trade area, suggesting that retail purchasing
power is much higher outside of the immediate confines of Lebanon. This data is consistent
with findings on recent income trends in Lebanon discussed earlier in this report. Income
growth has been more substantial in other areas including not only Mt. Juliet (which has
the highest incomes in the trade area and the fastest - 9.2% - income growth) but also in
eastern commuter counties (7.0%) and Putnam County (6.3%). This shift may reflect the
dynamic of Metro Nashville-area households moving to outlying areas for lower-cost housing
and more rural character.

Opportunities & Constraints

Randall Gross
Development
Economics

South Hartmann
Gateway Plan

Demographic Forecast & Retail Trade Area
Demographic Forecasts:

Demographic Forecasts Overview:

Demographic growth is expected to continue by 2022
throughout the trade area, but at a slower pace than in the past
seven years. For example, whereas Trade Area “A” population
increased by 2.3% per year between 2010 and 2017, that area
will see population growth of about 1.9% per year over the
next five years to 2022. Similarly, growth will slow in Lebanon/
east Wilson, commuter counties, and in Mt. Juliet and western
Wilson County. Putnam County’s growth will slow, but only
slightly. In general, the trade area’s growth will continue to be
concentrated in trade areas “A” and “E,” comprising mainly those
areas near and west of the site within the Wilson County. Overall
demographic forecasts are summarized in the table to the left.

Significant Demographic Growth
Expected throughout Much of the Trade
Area, Especially Corridor and Mt. Juliet

Retail Trade Area Overview:
• Household Trade Area
• Corridor (Convenience)
• Lebanon CBD/East
• Eastern Commuter
• East Wilson County
• Smith County
• Dekalb County

• Putnam County
• Mt. Juliet/W Wilson

• Interstate 40 Traffic

• 60,000-80,000 AADT

• 20,000 between SHD & 840

• Tourism (est 9-10%)
• KY, NC, SC, GA

• Nashville-Area Inflow

• Corridor Workers

• 300-400 office/workers
• 270 retail workers

Randall Gross
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TPI & Household Demand Forecasts

South Hartmann
Gateway Plan
TPI & Household-Generated Retail Demand:
Total Personal Income (TPI) is $6.4 billion in the trade area as
a whole, including $374.7 million within the areas surrounding the
South Hartmann Drive study area. Much of the trade area’s disposable
income is located in Mt. Juliet, where TPI totals $2.3 billion. Overall TPI
is expected to increase by 9.8% over the next 5-7 years. Overall Total
Personal Income forecasts are summarized by trade area in the table
to the right.
Retail demand, which represents that share of TPI available for
expenditure on retail goods and services, is expected to grow by $168.4
million over the next five years to a total of $2.94 billion.
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Tourists & Worker Retail Demand
Retail Demand Generated by Tourist & Workers:
In addition to the $2.94 billion in retail demand generated by households within the
trade area, there is also “inflow” represented by tourists and other travelers along I-40.
Since South Hartmann Drive offers an exit from I-40, there are opportunities to capture
a share of this travel market base. There are an estimated 1.2 million tourist travelers
along I-40 near South Hartmann Drive each year. These travelers currently generate
demand for about 346,000 square feet of retail, but expected growth will yield demand
for an additional 14,000 to 20,000 square feet of retail/commercial space over the next
five years.
Workers employed in the study area are an important “captured” market source,
especially for daytime expenditures. There are estimated to be 570 to 670 workers, as
noted previously, generating existing demand for about 11,000 to 13,000 square feet of
retail space as indicated in the table to the left.

Tourist & Worker Overview:
• I-40 Travelers / Tourists

• Est. 1.2 million / year
• Generating demand: 346,000 sq. ft.
• Growth-generated: 14,000-20,000 sq. ft.

• Corridor-Area Employees

• Est. 570-670
• Demand: 11,000-13,000 Sq. Ft.

Randall Gross
Development
Economics

Opportunities & Constraints

22

The Strategic Process

South Hartmann
Gateway Plan

The strategy for the South Hartmann Gateway Plan involves connecting proposed land use with economic market conditions and physical infrastructure and amenities.
These different facets of the plan are integrated, each one affecting the other. By looking at all these factors together a strong, interactive vision can be established to shape
the corridor. This vision will involve a partnership between public and private investment and it will require a collaboration of all the community stakeholders.
Shaping Land Use / Future Land Use Map:
Capturing Economic Forecast:
Shaping Infrastructure / Amenities:
Shaping the Road Network & Streetscape:
Character Area / Future Land Use Map

A Character Area Map is developed based
on existing conditions that are unique to each
part of the corridor. This includes an analysis of
existing land use patterns, existing infrastructure
and environmental conditions combined with
future growth opportunities. The character area
map is also defined by direct feedback from the
community in the Public Visioning Session and
Stakeholder Interview process. As this map is
developed and adopted through the planning
process, it becomes identified as the Future Land
Use Map. This is not a formal zoning map, rather it
is used to shape land use policy and future zoning
requests in the corridor.
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Market Analysis		

A survey of existing market conditions
and an analysis of future market projections is
completed for the study area to evaluate what
type of growth demands might be anticipated. The
specific market sectors evaluated in the South
Hartmann Gateway Plan include residential and
retail / commercial. The market analysis is used to
evaluate how much building footprint and square
footage might be required to meet the demand
for the next five years and it helps determine how
quickly the development scenario’s may shape
out.

Precedent Images & Development Scenarios

The Transportation Grid

Each specific character area defined on
the Future Land Use map is further defined by
describing potential land use, development
intensities and general design characteristics.
Photographic Images are provided to exemplify
how buildings, landscape, parking and site
amenities might look and function when an area
fully develops. Photographs of existing conditions
are also used to depict design elements that will
most likely remain in the area. Development
scenario plans are prepared to depict how specific
building patterns might shape out as the corridor
develops. These development scenario’s show
existing buildings in black with potential future
buildings in various colors based on their type of
use. It needs to be emphasized that the example
photographs and development scenarios are only
possibilities of what could be and they need to be
viewed with great flexibility.

An access management plan for the north
part of the South Hartmann Drive Corridor was
prepared for the City of Lebanon in April 0f 2114.
This has set an access management pattern for
the corridor north of Interstate 40 with proposed
maximum driveway spacing and minimum
spacing for cross road connections. The Major
Thoroughfare Plan for the City of Lebanon also
highlights proposed improvements and their
priority level along the corridor. These reports were
used as background information to help evaluate
transportation strategies for the South Hartmann
Gateway Plan. Additional road networks have been
suggested for the study area based on the future
land use and infrastructure recommendations
related to current goals of the plan. Proposed
aesthetic and functional improvements have
been delineated with street cross sections
that demonstrate design improvements for
automobiles, bicycles and pedestrians.
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Future Land Use Map
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Gateway Plan

Land Use Designations:
The future land uses were defined by analyzing the
existing land use patterns, existing land features,
future growth opportunities and the unique qualities
of different parts of the study area. These character
areas are not proposed zoning changes, but they
should be used to shape future land use policy and
future zoning requests.
Civic
Interchange Commercial
Leeville Pike Suburban
Mixed Housing
Mixed-Use Town Center
Open Space
Single-Family Attached & Detached Housing
Single-Family Detached Housing
Suburban Commercial
Suburban Office / Residential

Strategic Plan
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Civic Character Area

South Hartmann
Gateway Plan
Civic:
Land Uses: 			
Schools, Airport, and other buildings for public benefit
Intensity: 				Varies
Character: 			
Suburban - Buildings set back from the street
Development Potential:
Limited

Area Overview:
The Civic land use area is comprised of existing schools and the Lebanon Municipal Airport. The character of these
civic sites is suburban with large public buildings set back form the street. Large parking areas extend to fill the
areas surrounding the buildings. No major changes are anticipated for existing school facilities in the corridor in the
near future. The Lebanon Municipal Airport is in an expansion mode. It has recently completed a new terminal and
hanger expansion program and would like to expand runway capabilities in the future. One primary consideration
related to these civic areas is the need for controlled access that can facilitate large numbers of automobiles
during peak volumes. As the corridor continues to develop it will important to connect pedestrian and bicycle
networks to civic land areas.
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Interchange Commercial Character Area

Interchange Commercial Overview:
Land Uses: 			
Intensity: 				
Character: 			
Development Potential:

Retail/Restaurant, Office, Lodging, Moderate to High Density Residential
Large or small building footprints up to 5 stories
Suburban - Buildings set back from the street with large areas for parking
High for existing parcels north of I-40

Area Overview:
The Interchange Commercial character area has direct access to Interstate Route 40. This gives it a competitive
advantage for destination commercial. Some of this character area on the north side of Interstate 40 has already
been established with “big box” commercial and “stand alone” outparcel retail and restaurant development.
Hotels and car dealerships have become established uses in this character area. The Lebanon Outlet Market Place
Mall is established on the south side of Interstate 40. The outlook mall has room for additional development if it
was warranted. The development pattern in this area will most likely continue to be large box commercial, hotel
and restaurant and strip retail. The current auction auto overflow parking lot has high potential for future big box
commercial. This will continue to meet some of the commercial needs for establishments that need direct access
to the interstate. Even though the development pattern in this area is out-lot and suburban – interstate in nature it
will be important to establish a street and sidewalk network that connects internal properties and connects to the
gateway on South Hartmann Drive.

Strategic Plan
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Leeville Pike Character Area

South Hartmann
Gateway Plan
Leeville Pike Area Overview:
Land Uses: 			
Intensity: 				
Character: 			
Development Potential:

Non-commercial - Office, Residential, and Institutional
2-3 story medium to large footprint buildings
Suburban - Buildings set back from the street
Limited

Area Overview:
The area surrounding Leeville Pike has been largely shaped by existing or proposed churches and relatively upscale
suburban residential development. This character area does not include land at the intersection of South Hartmann
and Leeville Pike which is mapped for potential mixed use and commercial development. Leeville Pike functions
as a minor arterial and will continue to increase in traffic flow as the surrounding area develops due to its strong
east-west connection and its link to Route 109. Despite the traffic volume on this road it is not anticipated that
the suburban area within the gateway along Leeville Pike will see much change in the near future due to well
established church properties and upscale single-family development. The Leeville Pike suburban character area
on the east side of South Hartmann is sandwiched between greenspace created by the Barton’s Creek drainageway
and airport runway and has very limited access to South Hartmann Drive. Leeville Pike will continue to be a very
important link in the existing and future road network for the gateway.
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Mixed Housing Character Area

Mixed Housing Overview:
Land Uses: 			
Intensity: 				
Character: 			
					
Development Potential:

Residential
1-3 story small to medium footprint buildings (building types vary based on surrounding context)
Urban - Buildings close to the street with parking behind/Range of residential building
types including single-family detached, townhouses, and multi-family
Moderate to High

Area Overview:
The South Hartmann Gateway needs a greater mixture of housing opportunities. The areas designated as mixed
housing character are well suited for a full range of residential options. They are in close proximity to areas proposed
for a higher density and mixture of uses and can act as a good transition zones between low to moderate density
single-family residential and mixed use commercial areas. These areas permit housing options that include
detached single-family and attached two, three, and four unit residential buildings. Cottage homes and zero lot
line development patterns would also be appropriate in these areas. This helps provide a broad range of housing
options, including a variety of high-end, moderate, and work force housing opportunities. Housing design in these
areas should encourage details that relate to the street and keep a pedestrian scale to the neighborhood. Elements
like front porches, fences, hedges, roof awnings and window and door detailing should be encouraged. Garage doors
should be set back from the front facade or entered from a rear alley if possible. Front sidewalks should extend from
the front door to the street to connect to public pedestrian ways. Street trees, fences and hedges can be used to
create a sense of separation between streets and front yards while creating a visual unity along the streetscape. A
high quality of landscape should be provided along public and private streets. It is important that these areas feel
like residential neighborhoods regardless of density.

Strategic Plan
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Mixed-Use Town Center Character Area

Mixed-Use Town Center Overview:
Land Uses: 			
Intensity: 				
Character: 			
					
Development Potential:

Retail/Restaurant, Office, Lodging, and Residential
Up to 5 stories small to large footprint buildings
Urban - Buildings close to the street with parking behind/Uses mixed horizontally and
vertically within a single development
High

Area Overview:
There are two areas within the South Hartmann Gateway that are proposed to serve as high density mixed use areas.
The term “town center” relates to a feeling of activity, density and a high level of design. It is not to be interpreted as a
proposed replacement to the historic downtown square in Lebanon. These areas also fit well with the idea of blending
a mixture of residential, commercial and office space together in multi-level buildings. The form that many mixeduse developments take allows for integrated parking and good pedestrian connections. The mixed use town center
areas serve as cores for development nodes. They are good places to provide medium to high density residential units
that help meet the need for work force housing units. Mixed-use development zones provide flexibility in space and
response to market conditions and become high value properties in relation to per acre productivity and tax yield.
Mixed-use sites typically have opportunities for a strong sense of place with common open space and plaza areas.
The mixed use town center area proposed for the south portion of the corridor identifies with south side of the I-40
Interchange node and offers a good opportunity for mixed office development with a corporate employment focus. The
mixed use town center area proposed for the north portion of the corridor identifies with the undeveloped land between
the intersections of S. Hartmann Drive and Leeville Pike and S. Hartmann Drive and Blue Devil Blvd. It offers good
opportunity for a master planned “lifestyle” development that can be designed and implemented from the ground up.
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Parks & Open Space Character Area

Parks & Open Space Overview:
Land Uses: 			
uses
Character: 			
Development Potential:

Parks, Greenways, Playgrounds, Stormwater Management, and other public amenity
Large open areas, preserved and enhanced environmental features
Limited, due to environmental constraints

Area Overview:
The corridor of open space that runs through the South Hartmann Gateway can become a strong visual element
and it can create opportunities for recreation, leisure and natural enjoyment. It is important to preserve the mature
stands of trees and vegetation along existing drainage ways of the gateway to help protect water quality and
to enhance its visual sense of space. Open space along the corridor is well suited for passive parks and natural
amenities. It is also well suited to function as formal gathering space and it provides a backdrop for historical and
cultural monuments. Park spaces in Lebanon are a key component of the city’s future economic vitality and parks
and open space will help to draw residents and businesses to invest in the gateway. This open space will become
increasingly important as the density of surrounding development intensifies. The trailhead off of Hickory Ridge
Road connects to approximately ½ mile of existing greenway that currently ends at Winfree Bryant School. There
is great potential for expanding the greenway along Bartons Creek and its tributary streams. National Recreation
and Parks Association standards suggest 1 mile of trail or greenway per 5,000 residents. With more than 31,000
residents Lebanon should look to have at least 5 or 6 miles of greenways in place. Part of this greenway expansion
could connect the South Hartmann Gateway to Don Fox Park and its existing walking trial.
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Single-Family Attached & Detached Character Area

Single-Family Attached & Detached Area Overview:
Land Uses: 			
Intensity: 				
Character: 			
Development Potential:

Residential
1-3 story single-family attached & detached
Urban - Detached houses and attached single-family and duplex dwelling units
Moderate to High

Area Overview:
These areas similar to the mixed housing character areas with an emphasis on single-family detached at moderate
density levels and the exclusion of townhome residential products. These areas permit housing options that include
detached single-family and attached two unit residential buildings. Cottage homes and zero lot line development
patterns would also be appropriate in these areas. Like the mixed use housing areas the housing design in these
areas should encourage details that relate to the street and keep a pedestrian scale to the neighborhood. A high
quality of landscape should be provided along public and private streets. It is important that these areas feel like
residential neighborhoods regardless of density.

31

Strategic Plan

South Hartmann
Gateway Plan

Single-Family Detached Character Area

Single-Family Detached Overview:
Land Uses: 			
Residential
Intensity: 				
1-3 story single-family houses on individual lots (lot sizes vary based on surrounding 		
					context)
Character: 			
Suburban - Detached houses accessed from the street with yards on all sides
Development Potential:
Moderate to High

Area Overview:
These areas focus on providing suburban single-family neighborhoods. Lots can range in size from moderate
to large with access for each lot directly from the public street. Architecture in these neighborhoods is typically
more traditional. Sidewalks and opportunities for pedestrian and bicycle modes of transportation should be
integrated into the street design even though the development pattern is more suburban. Suburban singlefamily neighborhoods in the gateway are located at edges that interface with agricultural or existing single-family
neighborhoods.
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Suburban Commercial Character Area

Suburban Commercial Overview:
Land Uses: 			
Retail/Restaurant, Office, with Residential opportunities on 2nd or 3rd floor
Intensity: 				
1-3 story small to medium footprint buildings
Character: 			
Suburban - Buildings set back from the street with limited parking between the street
					and the building
Development Potential:
Moderate to High

Area Overview:
The suburban commercial area in the gateway is proposed on the east side of South Hartmann Drive north on lots
that have limited depth due to floodplain constraints. This area has an existing pattern of small to medium standalone commercial and office buildings and strip commercial centers in place. This pattern will most likely continue
as development continues to fill in undeveloped parcels. Second or third floor condominium residential units could
be an option for these building types if the market demand supports it. Sidewalks and opportunities for pedestrian
and bicycle modes of transportation should be integrated into the design pattern for these areas even though the
development pattern is more suburban. Lot size, floodplain, and access constraints off of South Hartmann Drive
will control development options on the lots in these areas.

33

Strategic Plan

South Hartmann
Gateway Plan

Suburban Office / Residential Character Area

Suburban Office / Residential Overview:
Land Uses: 			
Intensity: 				
Character: 			
Development Potential:

Office, Residential
Up to 5 stories medium to large footprint buildings
Suburban - Buildings set back from the street and oriented toward parking lots
Limited, due to environmental constraints

Area Overview:
The suburban office and residential area in the gateway is proposed to continue a development pattern established
by some of the recent development on the south side of Interstate 40. This includes office space like the Physicians
Plaza and the Revere at Barton’s Run Apartments. This development pattern could fit well with the adjacent
potential of a corporate office town center. Relatively large undeveloped lots remain in parts of the gateway that
would allow for large office or apartment buildings and the surrounding parking and amenities to serve them. This
area could attract high end corporate office space with a strong gateway branding. It has direct interstate access to
Nashville and the City of Lebanon Municipal Airport as a nearby transportation and commerce asset.
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South Hartmann Housing Potential Summary

South Hartmann Corridor Housing Potential:
Overall housing potentials within the South Hartmann Drive study
area were determined based on the area’s capture of overall demand
within the competitive market. This analysis takes into account planned
and proposed projects, but also assumes that projects within this
designated development corridor will be given higher priority for approvals
than those in more rural areas.

For-Sale Housing:

The South Hartmann Drive area could capture potential for 260 to
450 for-sale housing units over the next 5 to 7 years. This number includes
150 to 200 market-rate housing units, with prices expected to stabilize or
decline by 2022 (due to the effects of a downturn in the real estate cycle).
Demand for about 150 to 270 units would be generated from
household growth expected within the market area (including 115 marketrate and 160 workforce units priced below $250,000). Potential for the
other 110 to 180 units (including up to 75 market-rate) would be generated
through Wilson County’s and Lebanon’s capture of regional job-induced
demand.

Rental Housing:

The South Hartmann Drive corridor has potential for development
of 470 to 900 additional rental housing units over the next five years,
including 420 market-rate units and 330 to 480 “workforce” housing units.
This number excludes any existing, planned and proposed rental housing
that might come on line in existing or new developments. These numbers
are generated by expected household growth in the market area as well
as regional “job-induced” growth that will draw people to the region seeking
Rental Housing Potentials (2022) Overview:
housing.
Household-generated potential would total 150 to 250 rental housing Market Area		
Regional Job-Induced
units within the next five years. This would include potential for 100 to 150 •150 to 250 units		
•320 to 640 units
market-rate rental units plus another 100 to 150 “workforce” housing units •100 to 130 market rate
for employed workers earning below Wilson County’s median household
TOTAL
•100 to 150 workforce
income (or not otherwise able to pay $800 per month median market
•Below Median HH Income •470 to 900 rental units
rents). Regional job-induced housing demand that could be captured within
•Or $800/month		
•420 market rate
the study area would yield potential for 230 to 640 units, depending in part
					•330
to 480 workforce
on the rate of continued rent growth and how much of regional demand
Wilson County can capture.
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For-Sale Housing Potentials (2022) Overview:
Market Area		
•150 to 270 units		
•115 market rate

•160 workforce

Regional Job-Induced
•110 to 180 units
• 75 market rate

TOTAL

•Under $250,000 •260 to 450 for-sale units							
				
•150 to 200 market rate
				
• Prices likely to stabilize
				
/decline by 2022
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South Hartmann Retail Market Findings

Competitive Retail Framework:
There are a number of large retail nodes that compete directly for trade area household
expenditures as well as for retail expenditures generated by tourists traveling along I-40.
Among the most competitive of these is Providence Marketplace, located in Mt. Juliet. This
regional retail destination offers about 828,000 square feet of shopping in a “lifestyle”
center complex adjoining apartments and other residential development. National brands
represented at this center include Target, Old Navy, Best Buy, HomeGoods, Ross Dress for
Less, and others. Various fast-food and full-service restaurants also populate the center’s mix.
Perhaps most importantly, the center offers the Regal Providence 14 Cinema, which draws
shoppers as a destination for entertainment. Since Providence is located along I-40 closer to
Nashville, it captures a significant share of destination shoppers from throughout the South
Hartmann Drive Trade Area.
Opry Mills is a 1.17 million square-foot super-regional retail center that competes
directly for commuters and others originating from the South Hartmann Drive Trade Area,
Opry Mills offers 200 off-price retail outlets and other stores with brands including Saks 5th
Avenue Off 5th, J Crew, Forever 21, Bass Pro Shops, Vera Bradley, and others. Like Providence
Marketplace, Opry Mills offers full-service restaurants (including several destination brands),
Regal Cinemas, and other entertainment like Dave & Buster’s and Madame Tussaud’s Wax
Museum to draw the destination shopper. Importantly, Opry Mills is located adjacent the
Grand Ole Opry House and Gaylord Opryland Resort & Convention Center, so it is an attractive
location for tourist-generated retail shopping.
Other key competitors include RiverGate Mall (1.18 million square feet), Lebanon’s
West Main Street commercial corridor (including Cedar Crest, Lebanon Center, and other
shopping centers), the Lebanon Wal-Mart SuperCenter, Cedars Square, Downtown Carthage
(e.g., D.T. McCall & Sons), Cookeville’s Willow Tree & Jackson’s Plaza, Donelson Plaza, and
many others east and west along the I-40 corridor.

Retail Potentials:

Based on the analysis of the competitive framework, potential for retail development
within the South Hartmann Drive study area was forecasted through 2022. This analysis
determined that there is potential for a total of about 350,000 square feet of net new retail
within the study area. This number accounts for the existing 381,000 occupied square feet
							
and 30,000 square feet of vacant space.
In general, there would be potential for about 177,000 square feet of shopper’s goods
space (stores selling merchandise ranging from furniture to shoes for which consumers
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comparison shop), as well as for about 93,000 square feet of convenience space and 59,000
square feet of eating & drinking establishments (e.g., restaurants and bars). There is also
potential for about 48,000 square feet of entertainment use and 9,000 square feet of
personal services. All of this potential is predicated on the assumption that the area would
be pro-actively marketed for business recruitment and that there would be I-40 exposure or
proximate access for some of these uses.
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Development Scenarios
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Development Scenario Overview:

Development scenarios have been conceptualized
for two specific areas of the South Hartmann Gateway.
These scenarios do not capture the entire development
area of the gateway. The north scenario depicts concepts
of Mixed Use Town Center and Mixed Housing land
uses. These areas are part of a Leeville Pike lifestyle
development node for the gateway. The south scenario
depicts Mixed Use Town Center, Mixed Housing and
Suburban Office / Residential land uses. These areas are
part of the I-40 business interchange development node.
The development scenario concepts are only snap shots
of what could be. They are not master plans of what has
to be.
In order to create a sense of place in the
gateway, there needs to be points of destination. The
two town centers proposed in the gateway are designed
to create a strong sense of destination. Feedback
during the planning process made it clear that South
Hartmann Gateway should not become a non-descript
commercial corridor dominated by uncontrolled signage,
unharmonious buildings, sterile landscapes and poorly
planned access drives. By planning specific patterns
and implementing specific design guidelines this can be
avoided.
The town centers add opportunities for a mixture
of uses and an increase in density. They also greatly
improve the flexibility of development options over a
long period of time and create productive land that has
a high yield of value and tax return per acre. Focusing
the highest intensity of use in the town centers allows
for a balance of suburban commercial and suburban
residential that has a place elsewhere within the gateway
development market. Current market demands project
that it is unlikely both town centers would develop at
full intensity during the next five years. Their locations
are based on the merits of the existing and proposed
road network, available undeveloped land, proximity
to surrounding civic institutions and adjoining recent
development patterns. Their locations are not precise,
meaning that if a mixed use development were proposed
in the gateway, the city can evaluate how it might fit with
the goals of the future land use map and the overall
gateway plan without prescribing it to an exact location
that matches these scenarios.
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North Scenario

“Lifestyle” Development Node

includes Town Center and mixed
housing use with a ground-up new
development focus
The Market Analysis done for the
Gateway summarizes the following
potential land use and recommended
mix for the Leeville Pike lifestyle
development node which includes, but
is not limited to, the areas depicted in
North Development Scenario
• 125-300 units of single-family housing
• Townhouses
• Patio homes and/or clusters
• 150 to 220 lifestyle amenity
apartment units
• 10,000 to 80,000 square feet of
“walk-able” retail
• 10,000 - 25,000 square feet if no
grocery anchor
• 70,000 – 80,000 square feet with
supermarket, which may have to
be leveraged to locate here versus
competitive locations
• Ancillary office (e.g., insurance, real
estate, doctor, or bank)

South Scenario

I-40 Interchange Business Node
include Town Center, mixed housing,
and suburban office/residential use
with a corporate office focus

The Market Analysis done for the Gateway
summarizes the following potential land
use and recommended mix for the I-40
interchange business node which includes,
but is not limited to the area depicted in the
South Development Scenario
• 400-450 High-Amenity Apartments
• 65-115 Townhouses and medium-density
housing
• 190,000 square feet of Retail/Commercial
• Furniture & home furnishings,
• pet supply,
• health & fitness,
• fast food & full-service restaurants, etc
• Medical and Corporate Office Uses
(untested in the market)
• Prospectively leveraged
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North Development Scenario
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Length of Roadway*
South Hartmann Drive (development frontage):
Blue Devil Blvd:				
New streets north of Blue Devil		
New streets south of Blue Devil		
*does not include alleys or drive aisles

Design streets to
accommodate on-street
parking where possible

2,500 lf.
1,450 lf.
9,260 lf.
1,830 lf.

Provide formal, usable
open space throughout the
neighborhood bounded by
streets and/or fronted by
buildings

22
SFD du

Create an interconnected
system of streets and blocks
Utilize mid-block pedestrian
passages to link streets and
open spaces

15
SFD du

10
SFD du

28
SFA du

13
SFD du
50 MF du (2 st.)
75 MF du (3 st.)

Locate parking to
the rear of lots and
buildings with access
via alleys

12
14
12
SFA/SFD du
SFA/SFD du
SFA/SFD du
68 MF du (2 st.)
38,500 sf
18,900 sf
102 MF du (3 st.)
Commercial
Commercial
38,500 sf Office 18,900 sf Office
or 38 MF du
or 18 MF du

Make natural features into
amenities when possible

Ensure street connectivity
within and between
adjacent development to
disperse traffic

Preserve streams,
drainage areas,
and other natural
features of sites
when possible

17
SFD du

19
SFA/SFD
du

Maintain views to civic
buildings where possible

78 MF du (2 st.)
117 MF du (3 st.)

Commercial
42,000 sf Office
or 42 MF du

78 MF du (2 st.)
117 MF du (3 st.)

Internal streets
should be fronted
by buildings with
parking to the rear

Provide lower density
development along
edges adjacent to singlefamily neighborhoods

Build buildings closer to
the sidewalk where internal
streets intersect with South
Hartmann Drive

94,900 sf
Commercial
94,900 sf Office

45,800 sf
Commercial

Screen parking
lots along South
Hartmann Drive
Continue greenway to
the south

Strategic Plan

Total Building Square Footage:
Commercial or Office:		

240,100 sf.

Multi-Family:			
372 du (2 st.)
				525 du (3 st.)
Single-Family Detached:		

54 du

Single-Family Attached & Detached

112 du
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North Development Scenario Photo Simulation

After:

Before:

This photo simulation depicts an image of the South Hartmann Drive and Blue Devil
Boulevard intersection with the potential development of street level retail and second
floor residential
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South Development Scenario

South Hartmann
Gateway Plan
Length of Roadway
South Hartmann Drive:			
New streets north of South Hartmann Drive
New streets south of South Hartmann Drive
*does not include alleys or drive aisles

3,030 lf.
3,920 lf.
14,310 lf.*

Preserve streams,
drainage areas, and
other natural features
of sites when possible

Building height and density
of development may need
to be reduced in airport
impact zone areas
85,600 sf (1 st.)
171,200 sf (2 st.)
Office

Make natural features into
amenities when possible

111,230 sf (1 st.)
226,060 sf (2 st.)
Office

Screen parking lots along
South Hartmann Drive

91,200 sf (1 st.)
182,400 sf (2 st.)
Office

Create compatible
transitions to surrounding
development

Build buildings closer
to the sidewalk
where internal streets
intersect with South
Hartmann Drive

121,600 sf (1 st.)
243,200 sf (2 st.)
Office

Create an interconnected
system of streets and blocks

190 MF du (1 st.)
285 MF du (2 st.)

Ensure street connectivity
within and between
adjacent development to
disperse traffic

50
SFA du

18 SFA du
11 SFA du
9
SFA
du

28,000 sf
Commercial/Office
28,000 sf
Office
87,910 sf
Commercial/Office
87,910 sf
Office
and/or
87 MF du

40 SFA du
56 MF du (2 st.)

56 MF du (2 st.)
12 SFA du

57,500 sf
big box

57,500 sf of Commercial/Office
48,300 sf Office and/or 48 MF du
12 SFA du

10 SFA du

57,410 sf
Commercial/Office
57,410 sf
Office
and/or
57 MF du
21 SFA du

32 SFA du

26 SFA du
16,800 sf of
Commercial/Office

11 SFA du
18 SFA du

Provide lower density
development along edges
adjacent to single-family
neighborhoods

Design streets to
accommodate on-street
parking where possible

19 SFA du

Internal streets should
be fronted by buildings
with parking to the rear

Strategic Plan

Provide formal, usable
open space throughout the
neighborhood bounded by
streets and/or fronted by
buildings
Locate parking to the
rear of lots and buildings
with access via alleys

Total Building Square Footage:
Office:				
				

409,630 sf (1 st.)
822,860 sf (2 st.)

Commercial or Office:		

238,420 sf

Big Box:				

57,500 sf

Multi-Family:			
438 du (2 st.)
				589 du (3 st.)
Single-Family Detached:		

102 du

Single-Family Attached & Detached

187 du
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Proposed Transportation Network

South Hartmann
Gateway Plan
Transportation Network Overview:
South Hartmann Drive is a major arterial roadway. Its construction was an
important investment on the City’s part to improve development potential for the gateway
area. It was also designed to accommodate traffic moving into downtown Lebanon and
the surrounding area and relieve some of the traffic congestion experienced on U.S. 231
(S. Cumberland Road). With both of these goals in mind the future transportation network
for S. Hartmann and its surrounding street grid must seek to balance land access with
travel mobility. A big part of balancing these two goals will be the implementation of
a stronger street grid surrounding S. Hartmann Drive. In particular there is a need for
additional east-west collectors at approximately ½ mile spacing throughout the gateway.
There is also the need to expand the local street grid surrounding Lebanon High School
and properties on the west side of S. Hartmann to provide secondary routes of access and
travel. The local street grid also needs to be expanded on the south side of the interstate
between Franklin Road and Bartons Creek Road. Key proposed collector streets have
been diagramed on the Proposed Transportation Network Map and the Future Land Use
Map. These are approximate locations of important future streets and they should be
considered as critical elements of any future development that occurs in the gateway.
An access management plan was developed for S. Hartmann Drive from I-40
to West Main Street in April of 2014. The following advisory guidelines and standards
suggested from the access management plan and this gateway plan should be considered
for the entire length of S. Hartmann within the gateway limits (from West Main Street to
Hwy 231 / Murfreesboro Road) These include the following recommendations:
• Signalized intersection spacing will facilitate arterial to arterial and arterial to collector
intersections
• For all new developments abutting a collector, arterial or local street, on site sidewalk
installation will be required if there is not an existing pedestrian network in place in the
street right of way
• An 8 ft landscape buffer shall be provided between back of curb and sidewalk on
South Hartmann Drive
• The maximum number of driveways established for lot frontage is 1 driveway up to
150 ft. of frontage, 2 driveways for 150 ft. to 299 ft. of frontage and 1 additional
driveway for each additional 300 ft. of frontage. Spacing of driveways is measured
from near edge of driveway to near edge of adjacent driveway. The City Engineering
department may require greater spacing of driveways than these distances if there are
specific safety limitations on a sites frontage.
• The City Engineering Department may allow two one-way driveways to serve a
commercial property. Distances between adjacent one-way commercial driveways with
inbound traffic upstream from the outbound drive must have a minimum separation
distance of 25 feet. Islands having a minimum length of 25 feet measured parallel
to the highway must be built between the closely spaced driveways to form definite
entrances and exits.
• If an access applicant is unable to comply with the driveway spacing standards listed
above, the applicant must attempt to obtain an access or mutual driveway easement
from the adjacent property owner as to allow for one egress to serve two properties.
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South Hartmann
Gateway Plan

Proposed Street Sections (South Hartmann Drive)

The proposed sections for South Hartmann Drive include an Option A with sidewalks adjacent to the road and drainage swales between the sidewalk and rightof-way (property line), in Option B the drainage swale is placed between the sidewalk and curb. Use of Option A or Option B will depend on drainage conditions. If
curb and gutter feed into an on-street inlet / stormwater drainage system no roadside swale will be required,

Strategic Plan
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Wayfinding, Monuments, & Signage

Wayfinding signage will be important along the South Hartmann Drive Corridor. A
clear and consistent message can be communicated providing direction to key
points of interest along the corridor. Wayfinding signage should work in tandem with
community branding.
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Beautification, Open Space & Amenities

South Hartmann
Gateway Plan

		
Creating a gateway involves designing the street to be a welcoming place. There are a few key elements that will add to this sense of “welcome” and make it a
beautiful place for people who drive, bike and walk along the South Hartmann Drive Corridor.
Monument Signage & Accent Landscape:

• Provides a sense of arrival
• Needs to be located at key intersections
• Consistent materials and seasonal landscape

Sidewalks & Greenways:

• Provide a place for pedestrians
• Connections between adjoining retail, office and residential
• Add additional green space and recreational opportunities
along corridor

Pedestrian Scaled Street Lights:

• Continue with existing ornamental lights and bollards
• Add light fixtures with pedestrian scale poles at 10’-12’
• Consistent light fixtures throughout corridor

Street Trees & Landscape Buffers:

• Improved visual experience along corridor
• Improves environmental features along corridor
• Screens parking
• Softens scale of large commercial spaces

Strategic Plan

Pocket Parks & Social Spaces:

• Improves commerce for local shops
• Provides social space
• Adds beauty to the corridor
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Wayfinding, Monuments, & Signage Locations

The City’s investment in public infrastructure will generate interest in private
investment and create distinct visual cues to give the South Hartmann
Gateway a distinct brand.
Improved traffic flow at the West Main Street intersection and monument
signage at intersection of Westhill Drive and South Hartmann

Enhancement of streetscape with sidewalks, lights and canopy trees at the
Blue Devil Boulevard and Leeville Pike intersections

Enhancement of open space with parks and greenways at
Bartons Creek Crossing

Monuments and Open Space enhanced at the intersection of South
Hartmann and Murfreesboro Road utilizing the Sinking Creek drainageway
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South Hartmann
Gateway Plan

South Hartmann Illustration at Bartons Creek

Strategic Plan
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Gateway Plan
The South Hartmann corridor needs to be developed with a strong visual and functional
“sense of place”. It also needs to function as a prime place for commercial development
opportunity in Lebanon. Feedback received during the planning process from the steering
committee, general public and community leaders all echo this desire. This will create a
gateway into Lebanon that will capture and expand some of the existing economic investment
and development occurring at the I-40 Interchange node. To achieve this “sense of place” an
inviting streetscape with sidewalks and canopy trees needs to be implemented. Ground level
signage should be promoted along the corridor and way finding monuments and signs should
be created to announce arrival and give direction to residents, visitors and tourists. Branding
and marketing this gateway concept will be important.
Two key nodes of development are proposed along the corridor. One is an expansion
of the I-40 Interchange with strong destination commercial to the north and a mixed use
corporate office employment “town center” to the south. The second node is a potential
“lifestyle community center” on the west side of South Hartmann Drive between the
intersections of Leeville Pike and Blue Devil Blvd. A greater mixture of uses and density should
be promoted at these key nodes of development with strong design guidelines for architecture,
landscape and amenities. Pedestrian connections within these nodes of development are
very important. It should be noted that these development nodes should be designed to
complement and connect to the square in downtown Lebanon through a strong transportation
network and way finding signage along West Main Street and Leeville Pike. The downtown
square will remain unique in its opportunities for niche retail and personally scaled office
space.
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General Recommendations
The South Hartmann Gateway has the unique characteristic of a large drainage way
intersecting its northern segment. This limits development in some areas due to floodplain and
floodway limitations but it also provides a distinct separation between the I-40 interchange
development node and the Leeville Pike “lifestyle community” development node. This
provides a valuable asset of open space along the corridor. This open space should be utilized
for environmental enhancement, greenway connections and park amenities to support the
density and lifestyle development that surrounds it. The enhancement of this swath of open
space will greatly strengthen the sense of place that the gateway needs.
Residential options and workforce housing are important components of the South
Hartmann Gateway. More rooftops are needed in and around the gateway to support the
quality restaurant and entertainment establishments that the community desires. A range of
detached and attached housing products should be part of the gateway mix. Thoughtful master
planning, good architectural design and the provisions of public and private amenities should
be part of the planning and design process for future residential projects.
The South Hartmann Gateway is poised to contribute large gains to the City of Lebanon.
If planned and developed at a high quality it will greatly contribute to the city with a strong tax
base, improved property values and quality lifestyle opportunities for residents and visitors.

Implementation Recommendations

Development Strategies

South Hartmann
Gateway Plan
This section provides recommendations for development within the South Hartmann
Drive Study Area, based in part on the findings of the market analysis with respect to
development potentials within the area. These recommendations can help guide the planning
process as well as implementation of the plan. In particular, the recommendations provide
justification for land use and other elements of the plan that can be used as the basis for
planning policies and decision-making. Policies are also recommended to help leverage
certain aspects of the plan or of the market and economic potentials within the study area.

Nodes & Districts:
As with any long transportation corridor,
is it helpful to disaggregate the study area
into distinct nodes, sections, and/or districts.
The nodes help leverage the market for
certain uses in part by establishing identity
and unique economic functionality. While
the market analysis forecasted development
potentials for the study area, certain parts
of the study area are justifiably more
competitive for attracting demand than
others. Exposure and accessibility provided
by a major interchange, for example, help
draw economic potential to a specific area.

I-40 Interchange Business Node
The I-40 interchange at South Hartmann Drive has already attracted a growing array of
commercial uses, including “big box” retail (Home Depot), hotels, and strip commercial on the
north side; and medical office uses on the south side. Further retail/commercial development
is proposed as part of the Lebanon Marketplace commercial center. The location is also
competitive for multi-family residential, being the successful location of one large complex
(Revere at Barton’s Run) and within a short drive of another (Hartmann Plantation). For all
intents and purposes, the node has already been building out as a mixed-use business and
residential hub but without benefit of a master planned vision.

Randall Gross
Development
Economics

Potential Land Use Mix. That being said, there is additional undeveloped land, both north
and south of the interchange that could attract a variety of uses. The findings of the market
analysis suggest that there is ample demand for more apartments in the study area, a large
number of which (perhaps as many as 400 to 450 units) could be accommodated in this
node. The node is particularly competitive for this use because of the easy access it provides
to commuting young professionals, many of whom are looking for more affordable rents than
can be found in either Nashville or (increasingly) Mt. Juliet. Both of the existing apartment
complexes in this area have appealed to this group based on accessibility and relative
affordability. Townhouses and other mid-density housing would also be attractive in the market
at this location. This product could account for 25% to 30% of the projected net demand for
for-sale housing in the study area. Developing higher-density housing at this location can also
accomplish other goals important to the city, such as helping to generate sufficient “rooftops”
to support the commercial activity at this node, growing the resident labor market, and taking
development pressure away from more sensitive rural or urban areas of Lebanon.
This node already has about 167,000 square feet of retail/commercial space,
anchored by the Home Depot and Wilson Motors. Of the 350,000 square feet of retail
potential forecasted for the study area (about 210,000 square feet of which forms part of the
“recommended program”), it is likely that up to 85-90% or up to 190,000 square feet could be
attracted to (and recommended for development at) the I-40 Interchange within the next 5 to
7 years. Furniture, general merchandise, pet supply & other miscellaneous shoppers’ goods,
fast food and full-service restaurants, a health & fitness club and other uses listed among
the “recommended business mix” could potentially be attracted to this location if continued
housing development is incorporated into the node and an environment is established to
enhance the overall aesthetic quality to establish some sense of place.
The Site Analysis determined that this interchange presents opportunities for office
development. There is already a small but growing medical office node on the south side of
I-40. There are companies “floating” around the Nashville market looking for affordable Class
A office space, and having a site with access and exposure from I-40 as well as proximity to
both Routes 109 and 840, could prove to be attractive to prospective office users. Importantly,
this site has good access to Nashville International Airport, which has embarked on a major
expansion, as well as to Lebanon’s own Municipal Airport (which recently constructed a new
terminal). As such, corporate users may find this location increasingly attractive.

Implementation Recommendations
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However, a market analysis was not conducted for office uses as part of this planning
study that would indicate the scale and type of office tenants most likely attracted to Lebanon,
the type and rent range of space required, and any pro-active requirements to help leverage
economic development at this location. Regardless, the community has also perceived an
opportunity for economic development at this location, and that opportunity has been captured
through the planning process. Certainly office is a use that can and should be encouraged as
part of mixed-use development around this node as it could enhance the connections between
housing and jobs for Lebanon’s residents.
To summarize the potential land use and recommended mix at this node:
• 400-450 High-Amenity Apartments
• 65-115 Townhouses and medium-density housing
• 190,000 square feet of Retail/Commercial
• Furniture & home furnishings,
• Pet supply,
• Health & fitness,
• Fast food & full-service restaurants, etc
• Medical and Corporate Office Uses (untested in the market)
• Prospectively leveraged
Aesthetic Quality & Connectivity. The
node will likely continue to function along
its highway orientation, but aesthetic
quality can help leverage more of the
economic potential for development there.
Enhanced internal vehicular and pedestrian
connectivity between residential and
commercial areas surrounding this node
will help in marketing and in recruiting
tenants and developers. The South
Hartmann Drive Plan does begin to
suggest the structure of a master planned
environment at this node, incorporating
existing uses.
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Development Strategies
Leeville Pike Center
The intersection of South
Hartmann Drive and Leeville Pike
also provides another opportunity
for clustering of higher-density
development and establishment of
an aesthetically pleasing node. This
particular location could incorporate
a higher degree of pedestrian and
bicycle connectivity, especially
because of its proximity to the new
Lebanon High School. The high school
itself helps generate opportunities for
family housing nearby. A node at this
location would be less “highway-oriented” and more residential in character.
Potential Land Use Mix. The market analysis suggests that a larger share of single-family
detached and attached housing would be located at this node, perhaps 125 to 300 units of forsale housing. Some of this housing could be in attached townhouse-style development, which
is very attractive for young families with children. Others might be in walkable garden-style
“maintenance-free” housing developments for empty nesters and seniors. Single-story homes
with small yards (e.g., “patio” homes or “clusters”) in walking distance to a small commercial
center would be marketable at this location. Apartments could also be located at this node,
but at a much smaller ratio than at the I-40 location, perhaps 150 to 220 units.
Retail at this location would be oriented more to the convenience market, such as a
supermarket with pharmacy and personal care, coffee/bagel shop, full-service restaurant,
personal services, etc. Based on the market analysis, this node would be scaled within an
envelope of about 70,000-80,000 square feet with a supermarket or 10-25,000 square
feet without the supermarket. There may be some leveraging required to attract a larger
supermarket to this location, given competition from the I-40 node and from existing grocery
stores along West Main Street and elsewhere. Otherwise, a smaller specialty food store may be
more appropriate at this location. Either way, retail at this node will require exposure to South
Hartmann Drive, it cannot be “sequestered” internally to housing development or along side
streets unless the primary anchor uses are oriented to South Hartmann. Retail at this location
will be highly dependent on commuters from other parts of Lebanon, despite the gradual buildup of housing at this node.
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To summarize the land-use mix:
• 125-300 units of single-family housing
• Townhouses
• Patio homes and/or clusters
• 150 to 220 lifestyle amenity apartment units
• 10,000 to 80,000 square feet of “walk-able” retail
• 10,000 - 25,000 square feet if no grocery anchor
• 70,000 – 80,000 square feet with supermarket, which may have to be leveraged
to locate here versus competitive locations
• Ancillary office (e.g., insurance, real estate, doctor, or bank)
Development Concept. Unlike at the
I-40 Interchange, there is the opportunity
here to establish a master planned, mixeduse “lifestyle” node from the ground up.
Here, the concept would be to work proactively with property owners to assemble
land and recruit a master developer who
can incorporate elements like retail that
would be attractive to residents. A running
theme here is the diversity of ages that
could be attracted to this location, such
as families with schoolchildren, seniors
and empty nesters, as well as singles and
young professionals. Ultimately, the city of Lebanon would not want this concept to “compete”
with downtown Lebanon for a specialty retail and urban lifestyle market, but they should
complement one another.

Randall Gross
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Development Strategies
Pedestrian accessibility, linking the
high school with the retail/commercial
node and housing will be paramount to
market a concept like this. There are also
opportunities to link with the existing
greenway, across South Hartmann
Drive, and other amenities in the area.
High amenity value should be a goal,
which requires high-quality landscape,
urban design improvements, and other
elements that help to enable a walk-able
environment. A master developer may
take responsibility for a large share of that
amenity investment.
Development Management Strategy. To achieve the vision for this area will require a
more pro-active effort by the City, especially if a true mixed-use center is desired here. The
City’s role would be in facilitation: working with existing property owners including the School
and institutions, to envision how their properties might become part of the larger vision to the
extent that they may wish to retain an equity stake. The City would also engage in a recruitment
effort to attract a reputable master developer on behalf of the property owners to implement
the vision. That developer would conduct their own due diligence and ensure that the concept is
financially viable. Market cycles may require that a project like this be put on hold temporarily
during a prospective downturn. So, the City would want to ensure that developers show good
faith in a long-term commitment.

Implementation Recommendations
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Programmatic Recommendations:
In order to enable the vision and capture the market forecasted for the study area,
several programmatic recommendations are set forward below to help guide the City on
approaches for implementation.

Workforce Housing
Housing prices are escalating rapidly throughout the Metro Nashville Area, including in
Wilson County and Lebanon. Metro Nashville Government has recently changed its definition
of “affordability” to include programs for those with 120% of the Area Median Income (AMI).
In other words, Metro acknowledges that even those households with 20% more income
than the median still have difficulty finding housing in Nashville that they can afford. This
issue translates into a constraint on the labor force and therefore, a constraint on business
development and job growth.
There is likely to be a market cycle that
will see some reversal in this trend, but
overall, there is a need to ensure the longterm competitiveness of Lebanon and the
region for job growth. Lebanon has been
among the relatively affordable locations
in the region, but even here, housing
costs are rising rapidly. Without sufficient
housing that is affordable to those
attracted by the area’s jobs, companies
will look elsewhere for expansion.
The market analysis identified the
portion of demand that will be generated
by households with less than the “median” household income for Lebanon and Wilson County.
In some cases, young single professionals are likely to comprise a substantial share of
households in need of housing at below-market rates. It is advisable that the City consider a
programmatic response that encourages developers to incorporate workforce housing units
through positive incentives. One of the most popular incentives to accomplish this aim is
the “density bonus,” which allows higher density on a parcel that is otherwise zoned for less
density if the developer incorporates a certain share of workforce or affordable housing units.
For the developer, this is a positive opportunity because density adds value (and thus the
residual return on investment) to his or her land.

51

Development Strategies
In the case where Lebanon can encourage housing density at specific nodes (e.g., I-40,
Leeville Pike, or through transit-oriented developments), there is the opportunity to create
incentives for developers to incorporate at least some affordable units. An example would be
a density bonus program that encourages the incorporate of 10 to 20% workforce units, for
those with 80% of the median income. A program like this loses its effectiveness during a real
estate downturn (when housing costs plummet) but it can be reviewed on a regular basis or
put on hold during recession periods. Since density bonuses are a function of zoning, they are
often overseen by the Planning Department.

Land Assembly Facilitation
The concept of a mixed-use node has taken shape in the plan as a result of community
stakeholder input as well as market potential. While the City has generally avoided any direct
interventions to encourage development in South Hartmann Drive, this project may require
such intervention in order to leverage the concept. As noted previously, a key role for the City
would be in facilitation: working with current property owners to promote buy-in to a broader
vision for development of their land and integration with the school and other properties. This
does not in any way suggest the City acquires property. Rather, the City would work with private
owners to promote collaboration on development.
If such collaboration can be achieved, the City will have created an indirect incentive
for developers, by reducing the cost of time associated with land assembly. If the City can
then have the area master planned and zoned as appropriate, it would also save time for
developers. A market study has already been completed that supports the concept, at least
for the broader study area. These are selling points in packaging the land and recruiting an
accomplished master developer to implement the vision set forth by the community.

Pro-Active Economic Development Facilitation
As noted earlier, an office market analysis was not conducted for this plan. But the
opportunity for business recruitment is there, given the excellent location and Lebanon’s
positioning in the Nashville region’s long-term growth trajectory. Having a vision for
development of corporate office as part of the longer-range concept for the I-40/SHD
Interchange will be paramount over time. There should be more thought put into the
prospective target uses that would be most likely to locate within this node, employment
prospects, and requirements for office space environments to support them. Lebanon has the
opportunity to view this node as a mixed-use economic development center but a long-range
vision of how that might play out must be engaged more pro-actively.

Implementation Recommendations
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The development concepts outlined in previous section would be supported by a
marketing strategy to ensure their broadest appeal. This section provides some initial
recommendations for marketing that draw on the inherent strengths of each node and the
prospective development program, as well as on opportunities for those areas not included in
the primary development nodes.

I-40 / SHD:

The I-40 South Hartmann Drive node provides one of the greatest opportunities for
broader economic development within the study area and to some extent, throughout
Lebanon. Developing a brand associated with this node that focuses on its access and
exposure to I-40 is critical, since accessibility is key. For recruiting developers, the objective
is to envision this node as a single entity, despite its somewhat haphazard development to
date. Master planning land use and connectivity throughout the four quadrants of this node is
helpful in laying out a vision for how the area can become competitive as a mixed-use node for
residential, retail/commercial, office, and other uses.
The lifestyle apartment communities located near this node have had no difficulty
attracting prospective tenants, thanks to the combination of accessibility, affordability, and
quality that were mentioned previously in this report. The key will be to better integrate these
existing and prospective new residential developments into a broader vision for the node that
includes internal connectivity. There are existing retail developers currently engaged in buildout of centers in this node. Certainly there are opportunities for better integration of retail in
future developments that build on the mixed-use capacity of this area, rather than the more
traditional highway strip commercial model employed there today.
Ultimately, a “hook” for this area beyond its accessibility and affordability is its proximity
to both Nashville International Airport and Lebanon Municipal Airport. As noted previously,
there may be untested market support or at least the long-term opportunity for pro-active
recruitment of corporate tenants to this location, so long as the environment is created as
soon as possible to enable that. A marketing strategy built on that airport proximity may well
suit this location in the long term. (A branding concept relating BNA to SHD is one example:
Depart SHD 5:00, Arrive BNA 5:20). But without some understanding of the potential non-retail
business uses that could be viable candidates at this location, a marketing strategy is moot at
this stage.

Leeville Center:

The concept of a mixed-use development at Leeville Pike would require more pro-active
marketing and recruitment, as outlined in the previous section. The City may have to play an
active role in facilitation: working with property owners to assemble properties or collaborate
Randall Gross
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Marketing Strategy
to ease the way for a potential master developer. The City would also help guide the necessary
changes in zoning to allow for mixed-use development, again as part of the “packaging” of
this node for prospective developers. Finally, the City would conduct the necessary outreach,
perhaps through a Request for Proposals process, to attract appropriately experienced master
developers on behalf of the property owners.
The concept itself would be marketed primarily as a lifestyle community that appeals
to a broad range of ages, from families with school-age children to empty nesters and also to
young single professionals. It has become more difficult to find such all-inclusive communities,
since the market has become so segmented, but this location suggests a unique opportunity
to capture and market this vision.

Highway 231/Marketplace Revitalization:
There is a need to shift the market dynamics and revitalize Highway 231, south of I-40.
This area contains Lebanon’s largest single retail property, the Lebanon Outlet Marketplace,
but it is negatively impacted by the deteriorating commercial conditions surrounding it.
Certainly the original positioning of the mall away from the main corridor has contributed to its
isolation. But the plethora of less-than-desirable lodging and commercial uses surrounding it
no doubt lowers the mall’s potential returns and therefore, its retail sales tax revenue benefits
to Lebanon.
To bolster the image and marketability of this corridor, it is recommended that Lebanon
pursue a review of investment in streetscape and infrastructure improvements that could
enhance the environment around the mall. The mall anchors this corridor, so whatever can
be done to strengthen the mall can have a positive impact on the corridor and its other
commercial properties as a whole. There are opportunities for the mall to capture more dining
and entertainment options at its front door, which could help enliven the corridor and change
the image, at least at the mall’s entrance.
While the mall owns extensive undeveloped and under-developed property that it is
considering for new uses, it is not recommended that the City encourage its development
unless such new activities offer exposure along Highway 231 in a way that can help anchor
revitalization. In other words, more development that is hidden from view will not maximize the
positive impacts on the overall corridor that could be generated from such development. There
may be a requirement for the City to help encourage land swaps or other interventions that
would bring any new development up to the street.
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Executive Summary (12 Big Ideas)
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The South Hartmann Gateway Plan has outlined the results of extensive inventory and conceptual analysis. Compiled from this analysis are twelve key ideas that should be
highlighted as the most important. These are the ideas that should create momentum for the plan to move forward and impact real and positive change for the corridor, the
community, and for the people who live in and visit Lebanon.

Economic Vitality:

Land Use & Community Character:
1 Capture a

Mixture of Use,
higher density & quality
at “Town Center” nodes.

5 Capture More

Commercial &
Housing demand from
surrounding job growth
and traffic on the I-40
corridor. More rooftops
draws high quality
restaurants and retail.

9 Promote

Development
Opportunities &
Create a “Gateway”

brand for South
Hartmann Drive through
monuments and
wayfinding signage.
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2 Adopt a Plan
that regulates land use
and plans for smart
growth.

6 Apply Specific

Gateway Infrastructure:

Greenspace Enhancement:
3 Plan & Design

for Connections

in the transportation
network, especially at key
intersections and future
collector routes.

7 Invest in

4 Utilize

Drainageways for
potential greenway
connections in the
corridor and to the
surrounding community.

8 Plan for a Green

Design Standards to
establish a “Gateway”
that enhances the
visual and functional
experience along the
South Hartmann Corridor
and other corridors
throughout the city.

Streetscape
Infrastructure such

Belt to be preserved

as sidewalks as well as
consistent lighting &
landscaping throughout
the corridor.

along the primary
drainage ways, expansive
floodplains and other
natural resources of the
South Hartmann Corridor.

10 Increase the

11 Create a

12 Anticipate Space

Mixture of Uses to

incorporate a blend of
commercial, office, and
residential at key nodes
of development.

Walkable Community

that plans for pedestrians
and bicycles.

Implementation Recommendations

for Future Parks and

Public gathering spaces
to promote a healthy
lifestyles & recreational
facilities for Lebanon
Residents.

South Hartmann
Gateway Plan

Lifestyle Development Scenario Illustration

Implementation Recommendations
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South Hartmann
Gateway Plan

55

Employment Business Center Illustration

Implementation Recommendations

South Hartmann
Gateway Plan
Planning and Codes
“Make a big plan that casts a strong vision.
It will become a living document that carries
concepts into reality and shapes the details of
the future.”

Executive Summary - Implementation Tools

Infrastructure
“Investment in public infrastructure generates
private investment. Private investment will
bring a public return of tax revenue.”

Financing
“The greatest financial leverage comes with
public/private collaboration and matching
local funds with state and federal monies.”

Management and Development
“The way people use a space mirrors the
design and management expectations we
place on it.”

Marketing
“Marketing is a tactical drive to propel people
to come and visit a place. Branding is creating
a strategic pull to bring them back to a place
as loyal patrons.”

Step 1 Establish Vision and General Policy Adopt the South Hartmann Gateway Plan as Guiding Document (Based on public input and consultant recommendations)
Step 2 Codify
• Rezone portions of the study area to match
future land use goals
and/or
• Create an Overlay District with specific land
use and design guideline opportunities
and
• Design Standards created or modified to
match planning studies. This could involve
adjusting existing zoning district standards
or creating new standards for just the
overlay district. Form based code could be
used for the Mixed Use Town Centers
• The City is currently poised to adopt new
design guidelines that would apply to the
South Hartmann Gateway

Step 3 Administration
• Plan Review and Permit applications utilize
new zoning and design standards
and/or
• Planned Development Districts used to
implement vision and policy. This can be
utilized with or without zoning change
and
• Building Codes adjusted to allow flexibility
for improvements to existing buildings.
• Utilize Carrots (Density bonus, assistance
with facade and/or signage, landscapes,
and management coordination for gateway
marketing) and Sticks (Penalties for code
violations)

Step 2 Identify Capital Improvements Step 2 City Revenue/Grants
• Generate a Capital Improvement Plan
with focus on prioritized improvements
in the planning study area
and
• Identify Funding opportunities in
connection with financing options

Step 3 Complete Projects
• Plan, Design, and Construct Projects
identified as high priority
• Possible Infrastructure Projects in the
study areas include:

- South Hartmann Gateway Branding/		
Streetscape
- Improved road network system to
shape development blocks and
improve access
- Public parking garage facility for Town 		
Center areas to encourage higher
density development, tourism, and
community events
- Streetscape enhancements and
pedestrian improvements (crosswalks,
sidewalk systems, & gateway 			
monuments)
- Public open space & park facilities,
- Events amphitheater
- Storm drainage improvements (Creek
protections & enhancements, storm
water inlets/pipes, detention and water 		
quality features)

• Carrots Include Density Bonus, Land Use
Flexibility & Increased Land Value

• Identify Revenue Leveraging
opportunities to be applied to projects
and programs. Leverage options
include:
- Tax Revenue
- City Bonds
- Hotel/Motel Tax
- Stormwater Assessment Fees
- Development Contributions
and
• Identify Matching Grants (Federal and
State):

- TN Dep. of Economic Dev. (TN
Downtown Program, TN Main Street
Program, Environmental Hazard Studies)
- TDOT /Local Programs (Transportation
Grants)
- Metro. Planning Organization (MPO)
Transportation & Infrastructure Grants
- TDEC and EPA (Trails, Green
Development Grants, Local Parks and
Rec., Land & Water Conservation Funds,
EPA 319 Impaired Waterway Grants)
- TN Dep. of Health (Walkable
Communities, Greenway Funding)
- TN Housing Dev. Agency (Rehabilitation,
Affordable Housing, Homeless Assistance)

and/or
• Establish a Pilot Development Program
to leverage investment into the
Gateway. This could create a specific
land consolidated master plan

Step 2 Empower Municipal
Departments

• Emphasize Collaboration between
departments to achieve the vision and
general policy for the planning areas
and/or
• Promote a Master Development Process
initiated by the city to facilitate private
site consolidation, development and
reinvestment. Developers would be
recruited by a request for proposal process
lead by the city

Step 3 Establish or Strengthen an
Economic Development Agency

• Promote and Manage Business
Development and growth in the city
• Manage Collaboration between key
businesses and organizations to promote
the growth and economic vitality of the
gateway
• Organizations that Might Connect to the
Economic Dev. Agency could include:
-

Key Businesses/Property Owners
Wilson County Chamber of Commerce
Cumberland University
Lebanon City Departments
Lebanon Municipal Airport

and/or
• Create a Gateway Improvements District
to manage marketing, safety, security,
parking, cleanliness, and other aspects of
downtown management.
• Promote Community Events that bring a
regional draw to the gateway

Implementation Recommendations

Step 2 Publish a Communication Tool
• To Distribute the Adopted Plan and
generate further excitement about
growth and enhancement in the study
areas
and

Step 3 Marketing Strategy and
Destination Branding

• Establish a Marketing Plan that draws
tourists and interest in development
investment
• Create Destination Branding for the
gateway area and the City of Lebanon
as a whole. Distinct brands for these
areas should be an expression of their
essential true qualities, characteristics,
and values
• Create Distinct District Names within
the gateway area that connect to their
branding qualities
and/or

Step 4 Develop a Wayfinding
Monument and Signage Plan

• To Provide clear directions
• To unify branding graphics
• To promote key points of interest and
cultural/historical assets
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