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State of the Douglas County Real Estate Market  
January 5, 2022 
 

“Could I Sell It For That?” 
 
 
In an effort to keep you, and the public informed, and to avoid any surprises as the year 
progresses, I want to provide some information about the movement in property values we see 
occurring in Douglas County.  Now, to do this with any degree of reliability, we, first, have to 
take a good, hard look at market trends in our county.  I believe those trends, perhaps more than 
anything else, give us the strongest indication of the direction in which the market is going.  In 
other words, this trend analysis helps answer the question that many of us ask ourselves 
regarding our property value—“Could I sell it for that?” 
 
As you know, for tax purposes, residential and commercial real property in Nebraska must be 
valued at its “actual value”, which is the most probable price that a property will bring in the 
open market, or in an arm’s-length transaction between a buyer and seller.  Also, assessment 
performance is measured, for statewide equalization purposes, by dividing assessed values for 
properties that have sold in arm’s-length transactions by their selling prices, to determine where 
those assessments are in relation to market value.  Admittedly, it might be a slight 
oversimplification, but the determination of actual value hinges on the behavior of buyers and 
sellers.  In a nutshell, the answer to the question, “Could I sell it for that?” is what actual value 
boils down to.   
 
In previous years’ versions of this report, there has been a focus on what outside observers have 
seen in the Douglas County real estate market.  Beginning with Professor Steven Schultz’s study 
and including materials from the Federal Reserve Bank of Kansas City and articles in the Omaha 
World-Herald, the last several years have been marked by robust growth in residential sales 
prices.  Based on the observations of those covering these issues, this trend has continued.  See 
the attached graph from the Great Plains Regional Multiple Listing Service (Exhibit 1).  It shows 
the median selling price of a single family home from January 2016, when it was approximately 
$160,000, to early 2021, by which time it had reached approximately $260,000.  Also included is 
A Home Buyer’s Guide to Omaha Real Estate Trends in 2021 from Nebraska Realty, dated Oct. 
9, 2021 (Exhibit 2), and the transcript of a piece from Nebraska Public Media, dated March 19, 
2021 (Exhibit 3).  The latter two exhibits indicate a significant increase in selling prices and a 
short time window between the listing of the property for sale and its sale date.  
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At this point, the available statistics regarding selling prices reveal a sustained rise in selling 
prices for residential property over the last four years, and assessed values have reflected the 
market.  That said, as with any large group of statistics, spikes in what buyers are paying sellers 
will not be the same in all neighborhoods.  Houses might appreciate in value more quickly and in 
higher amounts in some places, but not others.  Even within the same neighborhood, the 
condition of one house might enable it to command a higher sales price than a similar house in 
poorer condition.  The data indicates that while some neighborhoods might not have appreciated 
very much, based on selling prices, others will have appreciated to a very significant degree.   
 
Let’s turn to some specifics.  Our office has, in the last several years, divided the county into a 
number of market areas.  The purpose for this division is to group more homogenous areas to 
determine where values are changing the most, for potential reappraisal.  The most elemental 
data we use is the county sales file, which the state of Nebraska uses to measure assessment 
performance.  The sales-file-measurement period for 2022 values is from Oct. 1, 2019, to Sept. 
30, 2021.  If you recall, the overall level of value in Douglas County for residential property for 
2021, as determined by the state property tax administrator, was 94.43 percent overall, and 
ranged from 93.56 percent to 95.62 percent for the 19 residential market areas  (Exhibit 4—2021 
Residential Correlation for Douglas County).  A market with appreciating sales prices will have 
assessment ratios that decrease with time—the later sales will have lower assessment/sales ratios 
than the sales at the beginning of the study period because of the rise in selling prices.  This was 
true for 2021; the last two quarters of the sales-file study period used for 2021 (Ending July 1, 
and September 30, 2020), had median ratios of 91.30 percent and 89.01 percent, respectively.  In 
comparison, the first quarter of the study period (the last calendar quarter of 2018) had a level of 
value of 99.03 percent (Exhibit 5—PAD 2021 R & O Statistics).  As a point of clarification, the 
level of value in mass appraisal is represented by the median assessment/sales ratio of the ratios 
in the sales-file study period.  The median is the middle number in a list of numbers, in this case, 
the assessment/sales ratios.  It differs from the average (mean), which is the total of the numbers 
in a list divided by the numbers in the list.  Of these measures of central tendency, the median is 
preferred for the level of value in mass appraisal and is the yardstick used by the state of 
Nebraska in determining level of value for statewide equalization purposes.  
 
With that as background, if the trends observed by local realtors and the media are accurate, the 
assessment/sales ratios in the new study period, when compared with the 2021 assessed values, 
will have declined.  That’s exactly what has happened.  Attached is a chart (Exhibit 6), along 
with an accompanying map (Exhibit 7) of the assessment/sales ratios for residential property in 
Douglas County and for each residential market area, if assessed values are left at 2021 levels.  
The data in both is the same but the map is a more graphic depiction of the chart.  As you can 
see, the median level of value for the 19 market areas is out of range, from 78.21 percent in 
Market Area 11 (the Omaha North High School area) to 89.09 percent in Market Area 3 
(Elkhorn North).   Overall, the median level of value countywide is 85.37 percent.   Further, as 
sales prices rise, even within the study period, the level of value declines.  As Exhibit 6 indicates, 
with each succeeding quarter in the study period, the level of value declines.  In the first quarter 
of 2021, the level of value countywide is 80.57 percent.  By the third quarter of the last quarter of 
the study period, the median level of value is down to 74.14 percent.  The movement of these 
ratio percentages is astounding and is driven entirely by the upward movement in sales prices in 
the last year. 
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Level of value statistics can sometimes feel academic.  The next chart, Exhibit 8, pulls the data 
together in real dollars.  Exhibit 8 lists the average selling price during each year of the sales-file 
period for each market area.  Overall, during the first year of the sales-file period, Oct. 1, 2019, 
to Sept. 30, 2020, the average sales price for residential property in Douglas County was 
$263,229.  During the second year, from Oct. 1, 2020, to Sept. 30, 2021, the average sales price 
was $286,465. 
 
The last column of Exhibit 8 contains the sales-price increase, by market area, from the first year 
of the study period to the second.  Some of the numbers are eye-watering.  Market Area 3--
Elkhorn North had the largest increase in total dollars.  Eighteen of the market areas had average 
sales price increases.  If those increases were expressed in percentage terms, the smallest 
increases, after rounding, were Market Area 5 (Northwest), Market Area 9 (Benson) and Market 
Area 18 (Elkhorn) at 9 percent.  The remainder were in double digits and the highest were 
Market Area 3 (Elkhorn North) at 17 percent and Market Areas 7, 16 and 17 (Millard West, 
South Magnet and Bryan), each of which had an average selling price that increased 16 percent. 
 
Exhibit 9 is a chart from the Multiple Listing Service that compares list prices to selling prices 
from October 2019 to September 2021.  During that window, selling prices were very close to 
listing prices, reaching nearly 100 percent on a number of occasions and even exceeding it for a 
stretch in 2021.  As a reminder, Exhibit 1 indicates that as of early 2021 the median selling price 
of a single-family residence was close to $260,000.  This is up from approximately $160,000 in 
January 2016. 
 
Commercial property in Douglas County has not been immune to this upward market pressure.  
The level of value for commercial property in 2021 was 94.46 percent.  Overall, if no changes 
were made to any commercial property for 2022, the level of value would be 86.92 percent--
outside of the acceptable range for level of value.  As with residential property, if sales prices 
increase, the assessment/sales ratio will decline if assessments do not change.  So, despite 
predictions of a downturn in the commercial property market due to Covid-19, the empirical 
evidence—sales prices in the market—shows increasing selling prices.   
 
Exhibit 10 is a graphic depiction of where the Douglas County Commercial market is.  It gives a 
sampling of commercial property types that had at least ten qualified, arm’s-length sales during 
the commercial sales file study period.  For each of them, there are two bars:  A blue bar that 
represents where the level of value for that property type would be for 2022 if values remained 
unchanged from where they were in 2021 and an orange bar that indicates the level of value for 
2022 after our office reappraised those properties for 2022.  Across the top part of the graph is a 
red line that indicates a level of value of 92 percent--the minimum acceptable percentage under 
state law for equalization purposes. 
 
Exhibit 10 tells us several things.  First, there are three property types—daycares, neighborhood 
shopping centers, and retail stores—for which their 2021 and 2022 levels of value are at or above 
the 92 percent minimum.  Those three property types had been extensively reassessed for 2021.  
The other eight types of commercial property on the graph would be well below the 92 percent 
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minimum standard if not reappraised for 2022 (blue bar) and, even after reappraisal (orange bar) 
are a lot closer to the bottom of the range (92 percent) than the top of the range of 100 percent.  
 
The commercial property types in Exhibit 10 that required significant reappraisal work done for 
2022 are hi-rise apartments, mini-warehouses, service repair garages, and storage warehouses.  
Reappraisal work has also been done for fast food restaurants, multiple-residential properties, 
office buildings, and industrial flex mall buildings. 
 

Conclusion 
 
 
 

This discussion of market value for residential and commercial properties in Douglas County has 
not touched on the impact of Covid-19 on the economy and real estate market.  The reason is, 
despite dire predictions, to this juncture, the behaviors of buyers and sellers—the true barometer 
of market value—have not shown any evidence of the impact of the virus.  Residential sales have 
been driven by pent-up demand, a relatively small supply, and favorable interest rates.  The last 
two quarters of the sales-file study period—the second and third quarter of 2021 show the lowest 
level of value for any quarters in the study period.  As mentioned before, that is a barometer of 
rising selling prices.  Even on the commercial side, the sales prices for commercial property in 
Douglas County have remained robust and on the increase.  Although you would expect that 
there might be some impact on the rents and vacancy rates for income-producing properties, such 
information has not been provided to us by commercial property owners, to date. 
 
The upward market trends for real estate in Douglas County that have shaped sales prices in the 
past few years have continued and even accelerated throughout 2021.  Those rising sales prices 
will require values for 2022 to increase in a number of neighborhoods in order to meet the 
requirements of state law.  The Assessor/Register of Deeds Office intends to focus on those 
neighborhoods with the largest gaps between sales prices and current assessed valuations.  At 
this juncture, however, any changes made are still preliminary—values do not have to be “final” 
until submitted to the state of Nebraska as part of the abstract process at the end of March 2022. 
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Assessment/Sales Ratios by Market Area*

1 - DC West
2 - Elkhorn South/Gretna
3 - Elkhorn North
4 - Bennington
5 - Northwest
6 - Millard North
7 - Millard West
8 - Millard South
9 - Burke
10 - Northwest Magnet
11 - North
12 - Benson
13 - Westside
14 - Central
15 - Ralston
16 - South Magnet
17 - Bryan
18 - Elkhorn
19 - South

·

Overall Countywide Ratio - 85.37%
*Ratios determined based on current study period ending September 30th, 2021, if no values are adjusted for 2022

Exhibit 7










