Overland Park, KS: Q3 2026 Residential
Market Update for Buy-and-Hold Investors

1. MARKET PROFILE & BARRIERS TO ENTRY: THE PREMIUM
SUBURBAN ADVANTAGE

Overland Park continues to function as the preeminent "flight to quality" destination within the
Kansas City metropolitan area, offering a distinct strategic advantage for buy-and-hold investors.
In the current economic cycle, the city's premium positioning serves as a critical safeguard
against volatility. While more speculative markets across the state and nation may experience
fluctuating demand, Overland Park’s established reputation for safety, school quality, and
corporate infrastructure ensures a pricing floor that preserves capital while delivering superior
appreciation.

Comparative Value Analysis

Metric Overland Park (Johnson County |Kansas [USA
Median Estimated Home Value $520,000 $474,000 $288,000 |$372,000
12-Month Value Change +5.2% +3.9% +4.6% +0.2%

The "So What?" (Value Gap) The $520,000 median entry point creates a formidable barrier to
entry, sitting 80.5% higher than the Kansas state median and 39.7% above the national average.
For the institutional-minded investor, this pricing floor acts as an automated filter, securing a
tenant base of high-earning professionals and significantly reducing the risk of default or
property neglect. You are not merely acquiring real estate; you are securing an equity position in
an insulated bracket that historically outpaces the broader market.

Rental Market Deep Dive A defining characteristic of this submarket is the 39% renter
population. This density is significantly higher than that of Johnson County (31%), the state of
Kansas (33%), and the USA (35%). When analyzed alongside the $749,000 median list price, a
clear narrative emerges: the cost of acquisition is increasingly outstripping the reach of the
average household, forcing high-income earners into the rental pool.

Strategic Impact This "deeply established rental pool" mitigates vacancy risk and empowers
owners to command premium rental rates. Because the entry cost to own is so high—evidenced
by the 16.1% 12-month increase in list prices—the rental market absorbs professionals who
demand luxury suburban living but are priced out of a $749K purchase. This dynamic allows for
more aggressive annual rent escalations than are possible in neighboring, more owner-occupied
communities. These high barriers to entry and the resulting rental demand lead directly into the
ultra-competitive purchase conditions we are currently navigating.

2. AUGUST 2026 MARKET DYNAMICS: NAVIGATING PURCHASE
CONDITIONS



The August 2026 climate is characterized by intense scarcity, reinforcing Overland Park’s status
as a definitive "Seller’s Market." For long-term strategists, success in this environment requires a
departure from traditional "bargain hunting." In a market where the goal is long-term yield and
inflation hedging rather than immediate equity through a "flip," understanding the mechanics of
high-velocity transactions is paramount.

Inventory & Demand Velocity The market is currently choked by a mere 1.87 Months of
Inventory, a staggering 17.98% month-over-month decrease. This lack of supply has pushed
the Sold to List Price % to 100.8%. Investors must be prepared to submit clean, aggressive
offers at or above list price. With a +1% value change in the last month alone, hesitation is
costly; the market is currently repricing assets upward in real-time.

The Due Diligence Window While inventory is tight, a strategic window has opened: the
Median Days in RPR has reached 33 days, a 43.48% month-over-month increase. You must
utilize this 33-day window as critical breathing room. Unlike the frenetic "sight-unseen" bidding
wars of previous cycles, this current timeframe allows for comprehensive physical inspections
and the refinement of rent-growth models. The 100.8% list price premium is only justifiable if
you use this window to confirm the asset's structural integrity and long-term yield projections.

Wealth Preservation Metrics Overland Park’s +5.2% 12-month appreciation represents a
500-basis-point outperformance over the national average of +0.2%. This identifies the zip
code as a premier inflation hedge. While the purchase price may feel high today, the rate of
appreciation ensures that your capital is active and growing, rather than stagnating in a flat
national market. To capture this growth, however, you must target the specific property
archetypes that are currently driving transaction volume.

3. TARGET PROPERTY PROFILING: DATA-DRIVEN ACQUISITION
CRITERIA

In a mature suburb like Overland Park, asset class selection is the primary driver of performance.
Acquisitions must be aligned with the specific inventory segments that local tenants demand.

Bedroom Count & Market Anomalies Transaction volume over the last quarter confirms a
massive preference for family-oriented stability:

e 4-Bedroom Homes: 286 units sold (The primary target for stability and high retention).

e 3-Bedroom Homes: 175 units sold.

e 5+ Bedroom Homes: 66 units sold (Executive-level luxury rentals).

e Note on Data: While 102 sales were recorded for "0-bedroom" properties, these largely
represent studio redevelopments or high-density urban-style niche plays. For the buy-
and-hold investor, the 3-to-4-bedroom segment remains the "gold standard" for consistent
occupancy.

Square Footage Stratification Recent sales data reveals a bifurcated market. You should focus
your acquisition efforts on one of these two high-velocity segments:



Segment Size Range gfi)lleusme Tenant Profile

Executive Luxury > 2,600 sq. 176 ngh-lpcome families/Corporate
ft. relocations

Entry < 1,400 sq. . . .

Luxury/Compact ft 145 Professional singles/Downsizers

Vintage & Maintenance Analysis The median home age in Overland Park is 40 years. This
vintage requires a disciplined approach to physical due diligence, as a significant portion of the
recent inventory falls into aging brackets (30-40 years: 106 sold; 60-70 years: 105 sold).

WARNING: Systems Lifecycle Evaluation You are commanded to perform a rigorous
evaluation of all major mechanical systems—HVAC, Roof, and Plumbing—for any asset in the
30-70 year age range. These systems are often at the end of their useful life in this "sweet spot"
of the market. Failing to identify these capital requirements during your 33-day RPR window
will directly jeopardize your Net Operating Income (NOI).

The aging nature of these high-demand assets is the primary reason your underwriting standards
must be uncompromising as you move from acquisition into long-term management.

4. PORTFOLIO UNDERWRITING & STRATEGIC RECOMMENDATIONS

In Overland Park, the "win" is not achieved at the closing table through a discounted price; it is
achieved through the precision of your long-term asset management. As you move into a "Strong
Buy" position, you must adopt a rigorous underwriting posture.

The Capital Reserve Mandate You must capitalize a reserve of 8% to 10% of gross rents for
maintenance and capital expenditures. This is non-negotiable. Given the 40-year median home
age and a tenant base paying for a $520,000+ asset, your property must remain in "A-Class"
condition. These tenants have high expectations; a failure to maintain the property to premium
standards will lead to increased turnover and the loss of your competitive rent-escalation
advantage.

Long-Term Retention Strategy Refuse to compromise on asset quality in search of "distressed"
deals. In this premium corridor, true "deals" rarely exist; instead, you find value in stability.
Paying 100.8% of list price for a prime 4-bedroom home in a top-tier school district is a superior
move to acquiring a sub-par asset at a discount. In Overland Park, the +5.2% appreciation rate
and 39% renter demographic will bail out a full-price purchase, but they will not compensate for
a poorly located or structurally deficient asset.

Final Investment Thesis Overland Park remains a "Strong Buy" for buy-and-hold investors as
of August 2026. This recommendation is supported by a +5.2% appreciation rate that quintuples
the national average, a deep 39% renter demographic that creates a high-yield environment, and
a $520,000 price floor that ensures long-term capital preservation.



As an investor, you are a steward of long-term capital. By adhering to these disciplined mandates
and targeting the high-demand 4-bedroom vintage assets, you will ensure your portfolio provides
both sustainable yield and generational wealth in Kansas’s most resilient market.
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Median Days in RPR rose 43.48% MoM, offering
crucial time for underwriting and inspections.

4. Asset Profiling/Capex
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