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The Housing Market Analysis forecasts the potential for various types
of rental and for-sale housing within the study area.

190-350
total additional
rental units

There is market potential for
the development of 190-350
rental units over the next 5
years, including 97 marketrate units and 90 to 240
"workforce" housing units.

Overall housing potentials within the Sparta Pike Study area were determined based on the area's capture of
overall demand within the comptetitive market (including competition from South Hartmann Drive). This
analysis takes into account planned and proposed projects, but also assumes that projects within existing
urban corridors like Sparta Pike will be given higher priority for approvals than those in more rural areas. The
analysis looked at capture of both household growth-generated and employment-induced demand.
The Sparta Pike Corridor has market potential for the development of about 190 to 350 additional rental
housing units over the next five years, including 97 market-rate units and 90 to 240 "workforce" housing
units. 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 housing.
The area could capture potential for 120 to 180 for-sale housing units over the next 5 to 7 years. This number
includes just 10 to 20 market-rate housing units, with prices expected to stabilize or decline by 2022. Most of
the demand will be generated for workforce units priced below $250,000. Clearly, the Sparta Pike area has
housing potential geared, at least in the short-term, towards a more affordable workforce housing market.
Those renters and homeowners priced out of more expensive real estate west of town and in Mt. Juliet or
Nashville, will be more likely to look at housing opportunities on the east side of Lebanon. This is especially
true for Nashville job commuters and for retirees and others with a small "nest egg" and limited resources. This
is not to say that market-rate housing cannot be developed on Lebanon's east side, only that other areas are
likely to capture a higher share of that market because of convenience, commutation distance, physical
environment and other factors.
Finally, a caveat should be reiterated that, with a likely downturn in the housing market cycle occurring in
the next five to seven years, areas like Sparta Pike are more likely to be hit by declining demand. Areas
further west will offer price reductions and incentives, making Sparta Pike less desirable within the
competitive framework with areas in closer commuter distance to Nashville or that offer a highamenity product at discounted prices.
The Tables below depict Rental and For-Sale Housing Potentials in the corridor.
Table7.

Table8.

RENTAL HOUSING POTENTIALS,

SPARTA PIKE STUDY AREA, 2017 -2022

SPARTA PIKE STUDY AREA, 2017-2022

Rent Range

120-180

total additional
for-sale
housing units

The study area could capture
potential for 120-180 for-sale
housing units over the next
5-7 years, including 10-20
market-rate housing units
and 100-170 "workforce"
housing units.

Area Capture

Market

High

Rate

Moderate

$

300

82

103

-

$

500

24

35

-

$

600

14

22

18

$

700

20

35

27

$

800

11

21

16

$

1,100

2

5

4

$

1,200

1

2

1

$

1,500

0

1

0

TOTAL

153

221

62

Workforce

120

160

Job Induced

32

129

36

TOTAL

186

350

97

Sources:

U.S. Bureau of the Census; Nielsen; and
Randall Gross / Development Economics.

FOR-SALE HOUSING POTENTIALS,

Area Capture
Price Point

Market

Moderate

High

Rate

$

106,250

68

85

-

$

156,250

30

43

-

$

218,750

16

39

-

$

247,500

5

9

7

$

288,750

0

1

1

$

367,500

0

1

1

TOTAL
Sources:

119

178

U.S. Bureau of the Census; Nielsen; and
Randall Gross / Development Economics.
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Sparta Pike
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The key purpose of the Lodging Market Analysis is to assess the opportunities for hotel
development associated with the county's new exposition center and for creating more
destination appeal for meetings, conferences, trade shows, and events in the Sparta
Pike area.

137,170

The Fairgrounds and the Expo Center are the primary market drivers for lodging demand in the Sparta Pike
Corridor. Aside from these primary drivers, other demand for lodging comes from I-40/Nashville tourism traffic
and potentially Music City Star commuter rail. Further need for lodging could be generated by the planned
expansion of the Nashville International Airport, Wilson County businesses and industrial facilities,
and Cumberland University. Room-night demand forecasts were generated in response to each of the
"driver" categories and the results are summarized in the table below.

room-nights

Overall, the analysis suggests that by
2022, there could be 137,170 roomnights generated by I-40 Leisure,
Corporate events, the Wilson County
Fair, and the Expo Center, with modest
marketing and recruitment efforts being
carried out.

285

potential hotel rooms
The potential 137,170 room-nights
generated by attractions in the
corridor translate to a potential 285
rooms that could be supported in the
Sparta Pike Area by 2022.

The analysis above suggests that there is potential in Sparta Pike for up to 285 rooms.
The room-night potentials are generated based on the assumption that a high-quality flag hotel facility would
be developed adjacent or connected to the existing event center site. It is also assumed that site and corridor
amenities including dining and entertainment facilities, would be recruited to support both the use of the event
center and the hotel, and that physical improvements would be made to enhance the overall environment for
tourism and event market development.

additional dining &
entertainment
In order to support additional hotel
rooms and the event center,
amenities including dining and
entertainment facilities need to be
recruited and physical improvements
are needed to enhance the corridor.
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The Retail Market Analysis forecasts the development potential for
retail, restaurant, and entertainment uses within the Sparta Pike Study
Area.

$
2.94 Billion
potential total trade area
retail demand

Retail demand, or the share of Total
Personal Income available for
expenditure on retails goods and
services, is expected to grow by
$168.4 million in the next 5 years to
$2.94 billion.

Currently, the Sparta Pike area has a total of about 85,400 square feet of retail business space within the
study area. According to businesses in the corridor, occupancy is relatively good and rents are increasing in
the area. The Sparta Pike area is well-positioned for capturing the eastern commercial retail market, with an
I-40 highway orientation. There is significant existing and future competition to the west including South
Hartmann Drive. The industrial employment base in the area generates some demand for retail sales. Wilson
County Fairgrounds and Exposition Center, along with I-40 Nashville-bound traffic, provide opportunities to
build on.
Population and income growth in the trade area since 2010 has been uneven, with slower growth in the
eastern parts of Lebanon near Sparta Pike. Growth is expected to continue over the next seven years to
2022, however, at a slower rate than in previous years, with areas surrounding Sparta Pike only growing by
about 1.9%. Total Personal Income (TPI) is $6.4 billion in the trade area as a whole, including $210.6 million
within the areas surrounding the Sparta Pike study area and east Wilson County. Retail demand, which
represents the share of TPI available for expenditure on retail goods and services, is expected to grow to
$2.94 billion in the trade area within five years. In addition to the retail demand generated by households
within the trade area, there is also "inflow" generated by tourists and I-40 travelers. There are an estimated
1.2 million tourists along I-40 near Sparta Pike. These travelers currently generate demand for about 91,450
square feet of retail, but expected growth will yield demand for an additional 4,000 to 8,000 square feet of
retail/commercial space over the next five years.
Based on the analysis, potential for retail development in the study area was forecasted through 2022. This
analysis determined that there is potential for about 200,000 square feet of net new retail, accounting for the
existing 79,700 occupied square feet and 6,000 square feet vacant space.

1.2 Million
tourists along I-40
yearly

Tourists currently generate demand
for about 91,450 SF of retail, but
expected growth will yield demand
for an additional 4,00-8,00 SF
retail/commercial space over the
next 5 years.

Table 13.

Gross Demand (SF)
Type of Good

potential additional
retail space

Potential for retail development
was forecasted through 2022. It
was determined that there is
potential for about 202,518 SF,
including 79,700 occupied SF and
6,000 SF vacant space.

2017

Existing

Warranted

Uses

Demand

2022

Convenience
Shoppers Goods

79,231
108,713

85,334
117,147

42,034
17,979

43,300
99,168

Eating/Drinking
Limited Service
Full Service
Entertainment

35,140
7,262
17,836
39,877

38,334
8,072
19,055
42,521

17,563
6,668
10,895
-

20,771
1,404
8,160
42,521

Personal Services

4,048

4,588

2,076

2,512

TOTAL

267,009

287,924

79,652

208,272

Existing Vacant

5,754

Net New Space

202,518

Note:

Assumes Pro-active Business Recruitment & I-40 Visibility.

Source:

Randall Gross / Development Economics.

Table 14.

202,518 SF

SUMMARY RETAIL POTENTIAL BY USE
SPARTA PIKE, 2017 -2022

OVERALL RECOMMENDED RETAIL MIX,
SPARTA PIKE CORRIDOR , 2022

Type of Business

Square Feet

Destination Family Entertainment Venue
Brew-Pub / Full-Service Restaurants
Grocery with Pharmacy
Convenience
Gift/Novelty
Hobby/Toy/Games
Miscellaneous SG/Used Mdse
Sporting Goods
Books & Music
Coffee Shop
Auto Supply
Destination Garden Supply
Personal Service

55,000
22,000
40,000
4,000
6,300
6,700
10,000
6,100
3,500
3,800
5,000
6,500
2,500

Total

171,400

Source:

Randall Gross / Development Economics.

The top chart to the left displays the
potential for retail by use in the
Sparta Pike Corridor over the next
five years. The bottom chart displays
an overall recommended retail mix
for the corridor in 2022.

