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The rent-vs-buy math in Pensacola isn't the same as the national headlines suggest.
Here's a clear-eyed, numbers-based |ook at when renting genuinely makes more
sense — and when buying does.

"Should | just keep renting?* | hear this from relocation buyers who aren't sure how long they'll stay,
from young professionals watching national headlines about affordability, and from people who've
simply never run the actual numbers for Pensacola specifically. It'safair question, and it deserves a
real answer instead of a sales pitch.

Here's my honest, 22-year answer: sometimes renting is genuinely the smarter move. Sometimes
buying clearly is. The decision comes down to a small number of factorsthat | can walk through
with actual Pensacola numbers, not national averages that don't reflect this market.

What Renting Actually Costsin Pensacola Right Now

A typical one- or two-bedroom apartment in Pensacola rents for roughly $1,100-$1,600 per month
depending on the neighborhood and amenities, with nicer units near downtown or the beach running
higher. Over five years, that's $66,000-$96,000 in rent — money that builds no equity and isfully
exposed to annual rent increases, which have run 3-6% per year in this market over the past several
cycles.

The upside of renting is real, though: no maintenance responsibility, no property tax exposure, no
insurance renewal shock, and genuine flexibility if your job or family situation could change in the
next year or two.

What Buying Actually Costs — Beyond the M ortgage

A $350,000 Pensacola home with 10% down at atypical current rate runs roughly $2,100-$2,400
per month in principal, interest, taxes, and insurance combined (PITI) — more than the rent



comparison above, which is the number that stops most people right there. But that comparison is
incomplete on both sides.

On the cost side, add: routine maintenance (budget 1-2% of home value annually), the closing costs
to purchase, and the reality that insurance premiums in Pensacola specifically can run meaningfully
higher than the national average depending on flood zone and construction age.

On the value side, add: every principal payment builds equity you keep, your PITI islargely fixed if
you have a fixed-rate mortgage (rent is not), and Florida's homestead exemption plus the Save Our
Homes 3% assessment cap protect you from unlimited property tax growth in away renters get no
equivalent benefit from.

The Break-Even Point: How Long You'd Need to Stay

Thisisthe single most useful number in the entire decision, and almost nobody calculates it.
Between closing costs to buy (2-5% of purchase price) and costs to sell later (6-10% of sale price),
a Pensacola home purchase typically needs 3—4 years of ownership before the math clearly favors
buying over renting the same period, assuming flat-to-modest appreciation. Stay less than that, and
transaction costs can eat most or all of the advantage. Stay longer, and the equity-building and
fixed-payment advantages compound significantly in your favor.

Thisiswhy the honest first question isn't "rent or buy" in the abstract — it's "how long am | actually
planning to stay in Pensacola?'

When Renting I s Genuinely the Smarter Move

If you're in Pensacola for ajob assignment with a defined end date under three years, if your income
situation isvolatile or actively changing, if you haven't saved areal down payment plus a cash
reserve for closing costs and the unexpected, or if you simply aren't sure Pensacola— or a specific
neighborhood — is where you want to be long-term, renting is the financially disciplined choice.
There's no honor in buying before you're ready, and I'll tell any client that directly.

When Buying I s Genuinely the Smarter Move

If you're planning to stay four or more years, if you have stable income and areal down payment
saved (plus 2-3 months of reserves beyond that), and if you've identified a neighborhood that fits



your actual life rather than just what's available right now, buying in Pensacolatypically
outperforms renting over any meaningful time horizon — largely because of the fixed-payment
protection and equity-building that renting simply doesn't offer.

What | Tell People Who Are Genuinely Stuck on This

Run your own numbers with your own timeline, not arule of thumb from a national article. | sit
down with relocation buyers and undecided renters regularly just to build out this comparison
honestly — sometimes the conversation ends with "keep renting for another year," and that's a
completely legitimate outcome of agood conversation. My job isn't to talk everyoneinto buying. It's
to help you make the decision that's actually right for your situation.

If you want to run your specific numbers — your timeline, your target neighborhoods, your real
budget — I'm glad to walk through it with you. No pressure, no sales pitch, just the math.

Frequently Asked Questions About Renting vs. Buying in Pensacola

Isit cheaper torent or buy a homein Pensacola, FL?

Monthly payments are often lower when renting, but the full financial comparison depends heavily
on how long you plan to stay. Buying typically becomes the more cost-effective choice after roughly
34 years of ownership, once equity-building and fixed-payment protection outweigh the
transaction costs of buying and eventually selling.

How long should | plan to stay in a home befor e buying makes sensein Pensacola?

A reasonable rule of thumb for this market is 34 years, based on typical closing costs to purchase
(2-5% of the price) and costs to sell later (6—10% of the price). Staying longer than that
meaningfully improves the financial case for buying.

DoesFlorida's Save Our Homes cap make buying more attractive than in other states?

Y es, meaningfully. Florida's homestead exemption reduces your home's taxable value, and the Save
Our Homes cap limits annual increases in assessed value to 3% for homesteaded properties,
regardless of how much market values rise. Renters receive no equivalent protection.



