
Knoxville, TN 37932: July/August 2026 Real 
Estate Market Update for Long-Term 
Investors 
1. MARKET PROFILE & BARRIERS TO ENTRY 
(KNOXVILLE 37932) 
The 37932 ZIP code continues to solidify its position as the premier residential enclave within 
the Knoxville MSA. For the long-term investor, the high entry cost is offset by a level of asset 
stability and "blue-chip" insulation not found in the broader market. 

Premium Market Positioning: 

• 37932 (Subject Area): $538,000 – $541,390 
• Knoxville (City): $404,000 
• Knox County: $411,000 
• United States Average: $372,000 
• Strategic Insight: 37932 carries a significant valuation premium, trading at nearly 45% 

above the national average. This price floor serves as a formidable barrier to entry, 
protecting existing owners from the volatility common in lower-tier submarkets. 

Rental Supply and Ownership Stability 

Region Ownership Rate Rental Rate 
37932 (ZIP Code) 68% 32% 
Knoxville (City) 47% 53% 
Knox County 65% 35% 

Investor Implications 

The high ownership concentration in 37932 (68%) creates a structural supply constraint for the 
rental pool. For the buy-and-hold investor, this translates to minimal vacancy risk and access to a 
high-quality tenant profile consisting primarily of families and professionals seeking the stability 
of an owner-occupied neighborhood. This environment facilitates long-term capital preservation 
and consistent rental growth. 

2. JULY/AUGUST 2026 MARKET DYNAMICS & 
ACQUISITION CONDITIONS 



Current conditions signal a persistent Seller’s Market characterized by extreme velocity and a 
widening gap between seller expectations and market clearing prices. 

Key Velocity Metrics 

• Market Type: Seller's Market 
• Months of Inventory: 2.52 months (up 8.15% MoM) 
• Sold-to-List Price Ratio: 99.1% (indicating nearly zero room for negotiation) 
• Median Days in RPR: 14 days (up 27.27% MoM from the extreme July low of 11 days) 

Velocity Alert for Investors 

The market remains exceptionally aggressive. While Median Days in RPR ticked up from 11 to 
14 days, this 3-day increase represents a minor seasonal breath rather than a fundamental shift in 
power. With a 99.1% Sold-to-List Ratio, properties are not only moving in two weeks but are 
closing at virtually full price. Investors must avoid "low-ball" entry offers and ensure they have 
pre-approved financing and a high-responsiveness protocol to secure assets. 

Pricing Trajectory Analysis: The "Expectation Gap" 

A significant pricing mismatch has emerged. While the Median Estimated Property Value sits at 
541,390 (a 1.7% 12-month change), Median List Prices have surged to **626,000** (+6% 
MoM). This represents a 15.6% Expectation Gap where sellers are pricing well ahead of 
appraised values. Investors must remain disciplined, utilizing the actual Median Sold range 
($572,683 - $577,400) as the acquisition anchor rather than chasing aspirational list prices. 

3. TARGET PROPERTY PROFILING (WHAT TO 
ACQUIRE FOR BUY-AND-HOLD) 

The Bedroom Sweet Spot 

Transaction volume is overwhelmingly concentrated in family-sized configurations. Demand is 
deepest for 3-bedroom (39 units sold) and 4-bedroom (25 units sold) homes. These footprints 
represent the primary target for long-term rental stability and highest resale liquidity. 

Optimal Asset Dimensions: The Barbell Demand Curve 

Acquisition targets show a distinct "barbell" demand pattern. Investors should target the high-
volume extremes of the square footage spectrum rather than the mid-range: 

• High-Volume Large Format: >3,000 sq. ft. (16 units sold). 
• High-Volume Entry-Level: <1,800 sq. ft. (16 units sold). 
• Avoid Mid-Range Consolidation: 2,600 – 2,800 sq. ft. (only 10 units sold). 

The Capex Advantage 



The housing inventory in 37932 offers a competitive "moat" against maintenance-heavy 
portfolios: 

• 37932 Median Age: 23 years 
• Knoxville Median Age: 47 years 
• Strategic Moat: Assets in 37932 are roughly half the age of the Knoxville average. 

Inventory Age Breakdown: 

• Under 10 Years Old: 34 units sold. 
• 10–20 Years Old: 10 units sold. 

Maintenance Forecast 

With 34 units sold recently being under 10 years old, the inventory in this ZIP code allows for 
a "low-maintenance" investment thesis. This concentration of newer stock significantly delays 
major capital expenditures (HVAC, roofing, structural) and ensures more predictable, stabilized 
cash flow during the first decade of ownership. 

4. PORTFOLIO UNDERWRITING & STRATEGIC 
RECOMMENDATIONS 

Acquisition Discipline 

Treat current list prices ($626,000) as aspirational rather than market-clearing. All offers 
should be rooted in local "sold" comparables, which are currently settling between $572,000 and 
$577,000. Use the 99.1% sold-to-list ratio to guide aggressive, yet data-backed, bids. In this 
climate, appraisal contingencies are essential to protect against the 15.6% list-price gap. 

Yield Expectations vs. Wealth Preservation 

While high entry costs may compress initial cash yields, the 37932 investment thesis is built on 
superior risk-adjusted returns: 

• Steady Capital Growth: 1.7% annual appreciation on a high-value base. 
• Reduced Operational Friction: Half the median age of Knoxville housing translates to 

lower capex drag. 
• High-Quality Tenant Retention: Stability driven by the 68% owner-occupied 

environment. 

"Buy-Box" Definition 

To capture the highest-velocity and lowest-risk inventory, the "Buy-Box" for 37932 is defined 
as: 



• Asset Type: Single-family homes, 3–4 Bedrooms. 
• Age: Built within the last 15 years (target <10 years). 
• Dimensions: Barbell targets of <1,800 sq. ft. or >3,000 sq. ft. 
• Pricing Strategy: Entry cap of $580,000, anchored to actual settlement data. 



 



Rutherford, TN Market Update: Long-Term 
Investor Analysis (July/August 2026) 
1. MARKET PROFILE & BARRIERS TO ENTRY (RUTHERFORD, TN) 

Rutherford represents a high-conviction "affordability play" characterized by extreme capital 
efficiency relative to state and national benchmarks. The valuation landscape as of August 2026 
is detailed below: 

Region Median Estimated Home Value (RPR) 12-Month Value Change 
Rutherford, TN $183,100 +5.7% 
Gibson County $233,000 +4.7% 
Tennessee $372,000 +0.2% 
USA $372,000 +0.2% 

The Strategic "Moat": Rental Inventory Constraints Rutherford’s market structure is defined 
by a 75% owner-occupancy rate, leaving only 25% of the housing stock available for the rental 
pool. For the buy-and-hold investor, this high homeownership rate creates a formidable "moat." 
The absolute number of rental units is finite and likely shrinking as owner-occupants absorb 
available inventory. This creates an artificial supply ceiling that protects investor yields by 
insulating the portfolio against vacancy and providing a floor for rental rates. 

2. JULY/AUGUST 2026 MARKET DYNAMICS & APPRECIATION TRENDS 

Valuation Disconnect: Identifying Seller Delusion Current market data reveals a massive 
divergence between underlying asset value and asking prices. While the Median Estimated 
Property Value (RPR) is a sustainable 183,100**, the **Median List Price** has surged to 
**260,000. This represents a 54% year-over-year list price spike and a 13.7% month-over-month 
increase. As an analyst, I categorize this list price movement as "seller delusion"—aspirational 
pricing that is entirely unsupported by the +5.7% appreciation in estimated value. Investors must 
ignore these listing spikes in their underwriting. 

Market Equilibrium and Inventory Logic The Rutherford market has transitioned into a 
"Balanced Market" with 6 months of inventory. While this represents a staggering 80.18% 
month-over-month increase in inventory, the growth is coming from a negligible base. This shift 
to equilibrium provides investors with significant negotiation leverage regarding price and repair 
contingencies—leverage that is non-existent in the tighter, higher-priced markets of Tennessee. 

Data Transparency Notice Investors are advised that "Sold-to-List Price %", "Median Days in 
RPR", and "Median Sold Price" are currently not reported by the MLS/RPR for this micro-
market. All acquisition logic must be anchored to the RPR estimated value models and the 
property profiling standards outlined below. 



3. TARGET PROPERTY PROFILING (ACQUISITION STANDARDS) 

To ensure portfolio liquidity and maintain high occupancy, investors must adhere to the 
following strict acquisition standards: 

• Mandatory Bedroom Count: Focus must remain exclusively on 3-bedroom homes. 
Internal data confirms that 100% of recent sales (8 out of 8 comps) were 3-bedroom 
units. Assets with other bedroom counts should be disqualified immediately. 

• Square Footage Optimization: Target the primary high-volume segment of 1,000–1,200 
sq. ft. (50% of sold comps) or the secondary large-format segment of >2,000 sq. ft. 

• The "No-Man's Land" Warning: Investors are commanded to avoid the mid-size 
range of 1,200–2,000 sq. ft. Only 25% of recent sales occurred in this bracket (2 out of 8 
comps). Buying in this "no-man's land" risks lower liquidity and extended hold times. 

• Price-Per-Square-Foot Benchmark: Acquisitions should be benchmarked against the 
common range of 100–125 per sq. ft. (the dominant tier for 37.5% of sold comps). 

• Vintage Risk Analysis: The housing stock is aged, with a Median Home Age of 57 
years. Analysis of recent comps shows that 62.5% are 50 years or older, with at least one 
property exceeding 80 years of age. This "vintage" profile requires specialized 
underwriting. 

4. PORTFOLIO UNDERWRITING & STRATEGIC RECOMMENDATIONS 

Mandatory Capex/Maintenance Reserves Standard maintenance assumptions (8% to 10%) are 
insufficient for this market. It is a non-negotiable prerequisite for underwriting to set Capex 
reserves at 12% to 15% of gross rents. This elevated reserve is required to address the high 
probability of aging system failures (HVAC, plumbing, roofing) and structural remediation 
inherent in Rutherford’s 50+ year-old housing stock. 

Aggressive Offer Strategy Investors must not "chase" the $260,000 list price. Any offer 
exceeding the Median Estimated Value of $183,100 by more than 5% is a clinical overpayment 
that ignores the 54% list-price bubble. Offers should be anchored to the $183,100 valuation and 
the historical reality where 50% of the market continues to trade in tiers under $180,000. 

The Long-Term Thesis: Capital Preservation The Rutherford play is fundamentally one of 
Capital Preservation and yield expansion. While the national and state markets are "flatlining" 
at +0.2% growth, Rutherford’s +5.7% value appreciation offers a robust hedge against 
stagnation. The sub-$200K entry point allows investors to "multiply doors" efficiently, building 
a high-yield portfolio with a cost basis that is approximately 50% lower than the state average. 
Adherence to these clinical standards will ensure the portfolio remains resilient against market 
volatility. 



 


