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Welcome

Buying a home is one of the most important financial and lifestyle decisions you'll ever make. Whether you're relocating to Johnson County, purchasing your first home, or searching for your forever home, this guide was created to help you make informed decisions and avoid common mistakes.

My goal is simple: provide practical advice, local insight, and real-world strategies that help you navigate the Overland Park housing market with confidence.

— Paul Coffey
ReeceNichols – Country Club Plaza
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Chapter 1

Why So Many People Want to Live in Overland Park
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For many people relocating to the Kansas City area, the search often begins with a simple question:

"Where should we live?"

The answer is rarely simple.

The Kansas City metropolitan area spans two states, dozens of cities, hundreds of neighborhoods, and countless housing options. Every community offers something different. Some provide walkable urban environments. Others emphasize large lots and quiet streets. Some attract young professionals seeking shorter commutes, while others appeal to families searching for highly regarded schools and long-term stability.

Yet despite all these choices, one city consistently appears near the top of relocation lists:

Overland Park.

Whether buyers are moving from another state, upgrading to a larger home, downsizing after raising a family, or purchasing their first property, Overland Park continues to attract attention year after year.

This isn't an accident.

The city has spent decades building a reputation for strong schools, attractive neighborhoods, economic opportunity, public safety, and a quality of life that appeals to a wide range of residents. While no city is perfect, Overland Park has managed something many communities struggle to achieve: consistency.

People know what they are getting.

That predictability creates demand.

Demand creates competition.

Competition influences home values.

Understanding this relationship is one of the first steps toward becoming a more informed buyer.

This chapter explores why Overland Park remains one of the most desirable communities in the Midwest and why so many buyers continue to choose it as a place to call home.

More Than Just a Kansas City Suburb

Many people unfamiliar with the region assume Overland Park is simply another suburb of Kansas City.

Technically, that description is correct.

Practically, it misses the point.

Overland Park has evolved into a major city in its own right.

With a population exceeding 200,000 residents, it would be considered a significant city almost anywhere in the country. It supports major employers, healthcare systems, retail centers, restaurants, parks, schools, and cultural amenities that allow many residents to meet most of their daily needs without ever leaving the city limits.

For newcomers, this creates an important advantage.

You can enjoy many of the benefits associated with a large metropolitan area while maintaining access to quieter residential neighborhoods and a more suburban lifestyle.

Many residents find themselves enjoying a balance that can be difficult to achieve elsewhere.

The city is large enough to provide opportunity.

It is organized enough to remain comfortable.

It is growing enough to remain relevant.

Yet it is established enough to provide stability.

That combination is one of the primary reasons so many people choose to stay long after their initial move.

The Reputation Factor

Real estate is heavily influenced by perception.

Whether those perceptions are entirely accurate is often less important than the fact that buyers believe them.

When people discuss Overland Park, several themes consistently emerge:


• Good schools 

• Family-friendly neighborhoods 

• Low crime rates 

• Strong property values 

• Well-maintained infrastructure 

• Professional employment opportunities 


These characteristics have become part of the city's identity.

Over time, that reputation creates a self-reinforcing cycle.

Families who prioritize education are attracted to the area.

Employers seeking talented workers establish operations nearby.

Developers build communities designed to meet growing demand.

Homebuyers compete for available inventory.

Property values strengthen.

Additional buyers become interested.

The cycle repeats.

This doesn't mean every neighborhood performs identically.

It doesn't mean every home appreciates at the same rate.

It doesn't mean every buyer will have the same experience.

What it does mean is that Overland Park benefits from decades of accumulated goodwill that continues to influence housing demand today.

A Strong Employment Base

People often focus on schools and neighborhoods while overlooking one of the most important drivers of real estate values:

Jobs.

Communities with strong employment opportunities tend to attract residents.

Residents need housing.

Housing demand supports prices.

The relationship is straightforward.

Overland Park benefits from its location within the broader Kansas City metropolitan economy while also maintaining a substantial employment base of its own.

Residents work in a variety of industries including:


• Healthcare 

• Technology 

• Finance 

• Insurance 

• Engineering 

• Professional services 

• Education 

• Logistics 


Many major employers maintain operations throughout Johnson County, creating opportunities for both local residents and newcomers.

The result is a workforce that is diverse and relatively resilient.

When a local economy depends heavily on a single industry, housing markets can become vulnerable during downturns.

Overland Park benefits from a broader mix of economic activity, which can help reduce volatility over time.

For buyers thinking about long-term ownership, this matters.

Strong job markets often contribute to stronger housing markets.

Healthcare Access Matters More Than Most Buyers Realize

When people imagine their ideal neighborhood, healthcare access rarely tops the list.

Yet it becomes increasingly important throughout life.

Young families need pediatric care.

Professionals want convenient access to specialists.

Retirees prioritize healthcare infrastructure more than almost any other factor.

Overland Park benefits from access to several major healthcare providers, including facilities associated with The University of Kansas Health System and AdventHealth.

For many residents, this level of healthcare access provides peace of mind that extends well beyond medical appointments.

Communities supported by strong healthcare systems often attract stable populations, highly educated professionals, and long-term residents.

These factors can contribute to housing demand and neighborhood stability.

Why Families Continue Choosing Overland Park

If there is one group that has shaped the city's growth more than any other, it is families.

The appeal is easy to understand.

Parents frequently prioritize:


• Educational opportunities 

• Neighborhood safety 

• Recreational amenities 

• Community involvement 

• Future resale potential 


Overland Park performs well in each category.

Neighborhood parks are common.

Youth sports programs are abundant.

Libraries are accessible.

Community events occur throughout the year.

Schools remain a major attraction.

As a result, many families view homeownership in Overland Park as more than a housing decision.

They see it as a lifestyle decision.

When enough buyers share that perspective, demand tends to remain strong.

The Importance of Infrastructure

Infrastructure is rarely exciting.

Few buyers become enthusiastic about road maintenance or stormwater systems.

Yet infrastructure affects daily life in countless ways.

Well-maintained roads reduce frustration.

Reliable utilities improve quality of life.

Thoughtful city planning supports long-term growth.

Overland Park has invested heavily in maintaining and expanding infrastructure as the city has grown.

The result is a community that generally feels organized and functional.

For residents, this often translates into something simple but powerful:

Convenience.

Convenience may not sound glamorous.

However, convenience improves daily life in ways people notice every single day.

Quality of Life Is Difficult to Measure

Many relocation guides focus heavily on statistics.

Statistics matter.

But numbers only tell part of the story.

Quality of life is often determined by smaller experiences:

Walking through a neighborhood on a summer evening.

Attending a local festival.

Watching children ride bicycles on quiet streets.

Meeting neighbors who plan to stay for years rather than months.

Feeling comfortable and connected to a community.

These experiences are difficult to quantify.

Yet they frequently influence buying decisions more than spreadsheets ever will.

The best neighborhoods create an emotional response.

They make people imagine a future.

That emotional connection often plays a larger role in home-buying decisions than buyers initially realize.

Case Study: The Chicago Relocation

Mark and Jennifer spent nearly six months researching cities before leaving the Chicago suburbs.

They considered communities in Texas, Tennessee, Colorado, and Missouri.

Like many relocating buyers, they created extensive spreadsheets.

They compared taxes.

They compared home prices.

They compared school ratings.

They compared commute times.

The data suggested several options could work.

Yet something kept drawing them back to Overland Park.

When they visited in person, they noticed details that never appeared in their research.

The neighborhoods felt established.

The parks were busy.

The roads were clean.

The schools appeared well-supported.

The overall environment felt stable.

After spending a long weekend exploring different parts of the city, they purchased a home in southern Overland Park.

Several years later, they described their decision using a phrase that many homeowners eventually adopt:

"It just felt right."

While data informed their decision, the experience of being in the community ultimately mattered more.

This illustrates an important lesson for every buyer.

Statistics help narrow choices.

Experiences help finalize them.

What New Residents Usually Get Wrong

Many newcomers make one common mistake.

They assume Overland Park is one market.

It isn't.

In reality, Overland Park contains dozens of micro-markets.

Neighborhoods vary dramatically in:


• Price points 

• School assignments 

• Commute patterns 

• Home styles 

• Lot sizes 

• Age of construction 

• Buyer demand 


A neighborhood built in the 1980s may attract very different buyers than a luxury community developed in the 2020s.

Two homes with similar square footage may perform differently simply because they sit in different locations.

Understanding these differences is one of the most valuable skills a buyer can develop.

The rest of this book will focus on exactly that.

The Real Reason Overland Park Remains Popular

People often search for a single explanation.

There isn't one.

Overland Park succeeds because multiple strengths work together.

Good schools support families.

Strong employment attracts professionals.

Healthcare systems provide stability.

Parks and recreation improve quality of life.

Infrastructure supports growth.

Neighborhood diversity creates options for different budgets and lifestyles.

No single factor explains the city's popularity.

Together, however, they create something powerful:

Confidence.

Buyers feel confident investing here.

Families feel confident raising children here.

Businesses feel confident expanding here.

Homeowners feel confident staying here.

In real estate, confidence drives decisions.

And for decades, Overland Park has earned a remarkable amount of it.

Key Takeaways

✓ Overland Park is one of the most desirable communities in the Kansas City metropolitan area.

✓ Strong schools, employment opportunities, healthcare access, and quality-of-life factors continue to attract buyers.

✓ Demand is supported by both local residents and out-of-state relocations.

✓ Overland Park is not a single housing market but a collection of many smaller neighborhood markets.

✓ Understanding those micro-markets is one of the most important skills a buyer can develop.

In the next chapter, we'll break down the different areas of Overland Park and explore how neighborhoods can vary dramatically—even when they're only a few miles apart.
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Chapter 2

Understanding the Different Parts of Overland Park
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One of the biggest mistakes homebuyers make is assuming that Overland Park is a single housing market.

On paper, it looks that way.

A home search website may simply label hundreds of listings as being located in Overland Park. Market reports may combine sales activity into a single set of statistics. Relocation guides often describe the city as though every neighborhood offers the same experience.

The reality is very different.

A buyer searching in northern Overland Park may encounter neighborhoods built decades ago with mature trees, established schools, and shorter commutes.

A buyer searching in southern Overland Park may find newer construction, larger homes, expanding commercial development, and neighborhoods that barely existed a generation ago.

Both areas are Overland Park.

Yet they can feel like entirely different markets.

Understanding these differences is one of the most important steps in making a smart buying decision.

The goal isn't to find the "best" part of Overland Park.

The goal is to find the best part for you.

Why Location Inside the City Matters

Many buyers focus primarily on the house itself.

Bedrooms.

Bathrooms.

Square footage.

Garage size.

Kitchen finishes.

While those factors matter, they can distract from a more important reality.

You can change many things about a house.

You cannot change where it sits.

Location influences:


• School assignments 

• Commute times 

• Property taxes 

• Future development 

• Resale demand 

• Lifestyle convenience 

• Long-term appreciation potential 


Two homes that appear nearly identical online can offer completely different ownership experiences simply because they are located in different parts of the city.

That is
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Case Study: The New Construction Surprise
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The Growth Corridor






















Understanding Neighborhood Personalities

















Commutes Matter More Than Buyers Expect




















Why Price Per Square Foot Can Be Misleading

























The Three Questions Every Buyer Should Ask


1. Could I See Myself Living Here for Five to Ten Years?


2. Would This Neighborhood Still Appeal to Future Buyers?



3. Does This Area Match My Actual Lifestyle?





What Most Buyers Discover

















Key Takeaways
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