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Most buyers focus on the loan amount. But in Pensacola, the variables that change your
monthly payment most dramatically are often the ones buyers don't see coming —
particularly insurance. Here's the full picture.

The Payment Most Buyers Don't Calculate Accurately

When a buyer runs the numbers on a Pensacola home, the instinct is to start with the loan amount and the
interest rate. The final monthly payment, however, is shaped by a longer list of variables — and several of
them surprise buyers who haven't bought in coastal Florida before.

The Full Monthly Payment: What's Actually in It
e Principal and interest — the base loan payment
* Property taxes — assessed by Escambia County, typically escrowed monthly
» Homeowners insurance — often includes a separate wind policy and flood insurance
* HOA fees — if applicable, paid monthly

* PMI — private mortgage insurance, if your down payment is below 20%

Interest Rate: The Variable Everyone Watches

A one-point change in interest rate on a $400,000 loan changes the monthly P&I; payment by approximately
$230-$260. On a $600,000 loan, that same move is roughly $340-$380 per month.

Homeowners Insurance: The Variable That Surprises Buyers Most

A standard homeowners policy in Florida is typically two policies: a base HO3 policy and a separate wind
policy. Properties in flood zones require a third policy. A home that costs $300 per month to insure in
another state might cost $600-$1,200 per month or more in Pensacola. Always get an insurance quote
before making an offer.

Property Taxes: What Escambia County Buyers Should Know



Escambia County's effective property tax rate is approximately 0.9—-1.1% of assessed value. On a $500,000
purchase, that's $4,500-$5,500 annually, or $375-$460 per month escrowed. Florida's homestead
exemption reduces assessed value by $50,000 and caps future increases.

PMI. The Payment That Goes Away

PMI applies to conventional loans with less than 20% down — typically 0.5—1.5% annually, or $150-$450
per month on a $400,000 loan. It can be removed once the loan reaches 80% of the original purchase price.

HOA Fees: Often Underestimated

In Pensacola's gated communities, HOA fees range from $150-$400 per month. A $300 per month HOA fee
reduces purchasing power by approximately $40,000-$50,000 at typical current rates.

Frequently Asked Questions
Why is homeowners insurance so expensive in Pensacola?

Florida's insurance market reflects its actual risk profile: hurricane exposure, flooding, and litigation costs.
The separation of wind coverage from a standard HO3 policy adds a layer of cost that buyers from other
states don't anticipate. A wind mitigation inspection can qualify a home for substantial discounts.

What is the homestead exemption in Florida, and how do | apply?

Florida's homestead exemption reduces assessed value by $50,000 and caps annual assessment
increases. Apply through the Escambia County Property Appraiser's office by March 1 of the year after your
purchase.

How much does a 1% rate change actually affect my monthly payment?

On a $500,000 loan, a one-percentage-point increase raises the monthly P&I; by approximately $290-$310.

How do | estimate my full monthly payment before making an offer?

Combine your lender's loan estimate with an insurance quote, the property tax estimate from the Escambia
County Property Appraiser's website, and any HOA dues. That sum is your realistic full monthly payment.
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