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Executive Dashboard

Report Type: QSF Enterprise Dashboard
Report

market conditions across statewide pricing,
inventory, liquidity, affordability, insurance,
condominium, demographic, and regional-
fragmentation indicators through mid-2026.
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Accepted Standard Support Level: Partial

‘ Analysis Scope: Florida residential real estate
‘ Support

Quincy Enterprise Divergence Level: High

Primary Opportunity Area: Earlier
identification of submarket and property-type
conditions that are not visible in statewide
median-price stabilization.

Primary Risk Area: Misclassifying a cost-
constrained, regionally fragmented market as
ordinary cyclical cooling or broad statewide
stability.

Recommended Posture: Strategic Review
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Executive Summary

The Florida residential real estate market is best
understood as a market in transition rather than as a
simple statewide crash or a fully restored seller-driven
market. The accepted standard position reasonably
recognizes that statewide median-price measures have
not collapsed and that sales activity has improved. That
position is directionally supported by statewide sale-price
stability, higher sales volume, and continued population
growth.

The stronger decision question is whether headline
stabilization fully converts into a reliable market
classification for leadership, underwriting, portfolio
review, investment evaluation, or policy assessment. The
evidence indicates that it does not. Beneath the
stabilizing surface, the market is increasingly governed
by ownership-cost pressure, inventory normalization,
slower clearing, price reductions, buyer negotiation
leverage, insurance cost, condominium reserve and
inspection obligations, and regional fragmentation.

QSF classifies the market as an active structural
transfer phase with regional fragmentation and
buyer-leverage rebalancing. The market is not
best classified as broad statewide structural
deterioration, but it is also not adequately
described as ordinary post-pandemic cooling. The
governing forces have shifted from pandemic-era
scarcity and low-rate affordability toward cost, risk,
and selective absorption.

The decision-conversion gap is material. A correct
observation that Florida is not broadly collapsing may
still produce an incomplete decision posture if it
causes decision makers to rely on statewide averages
while missing property-type, metro, insurance-zone,
and affordability-tier divergence. Older condominium
buildings, coastal insurance-sensitive areas, Gulf
Coast markets with elevated supply, South Florida
condo-heavy submarkets, and affordability-stretched
inland markets require more specific review than

statewide headline measures can provide.
QSFrameworks LLC 3
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The protected path forward is indicator-based strategic review. Leadership should monitor
local months of supply, sale-to-list ratio, price-reduction share, median days on market,
insurance renewal cost, condominium reserve status, HOA fee trajectory, special-
assessment exposure, local wage-to-payment relationship, cash-buyer share, investor
activity, and metro-level migration flows before treating any local Florida market as stable,
weak, buyer-favorable, or structurally stressed.

Assessment Overview

Accepted Standard Status: Partial Support. Scope Boundary: The reviewed evidence
The accepted position that Florida is stabilizing includes statewide pricing, sales, inventory,
or normalizing is supported at the statewide days on market, sale-to-list behavior, price
headline layer, but it is narrower than the reductions, listing-price measures,
underlying evidence. condominium performance, insurance-

market indicators, condominium reserve and
inspection obligations, and demographic
growth context. Local parcel-level

Decision-Conversion Gap: A material gap economics, property-level insurance quotes,
exists because statewide price stability does not underwriting files, HOA budgets, reserve
fully convert into a property-level or metro-level studies, and borrower-level affordability
decision classification. records were not supplied.

Executive Posture: Strategic Review.

Structural Divergence: Divergence exists Decision makers should evaluate Florida
between the accepted stabilization view and the conditions through submarket, property-
observed shift toward affordability pressure, type, and ownership-cost indicators rather
ownership-cost risk, inventory normalization, than relying primarily on statewide medians.

buyer selectivity, and regional fragmentation.

QSFrameworks LLC 4



Quincy Enterprise Dashboard Report

Confidential | QSFrameworks LLC

QSF Enterprise Structural Findings

Hidden Constraints; Payment affordability,
insurance premiums, HOA fees, condominium
reserves, special assessments, financing limits,
and buyer risk filtering materially affect transaction
behavior even when statewide median prices
remain stable. Decision Relevance: Leadership
should treat total monthly ownership cost as the
operative constraint rather than using sale price
alone as the primary market signal.

Competing Priorities; Sales volume has improved
while homes take longer to sell, price reductions
remain active, and sale-to-list behavior indicates
buyer negotiation leverage. Decision Relevance: A
stronger sales count does not by itself establish
restored demand strength if clearing requires
concessions, longer exposure, or buyer selectivity.

Partially Active States; Florida is simultaneously
stable at the statewide median-price layer, buyer-
rebalanced in negotiation behavior, structurally
pressured in ownership cost, and fragmented
across regions and property types. Decision
Relevance: A single statewide classification may
understate risk in specific metros, coastal areas,
condominium segments, or affordability tiers.

Enterprise Report

Latent Constraints; Reserve funding,
milestone inspections, insurance renewals,
HOA fee increases, special assessments,
and seller capitulation may influence buyer
behavior before they appear fully in
statewide median sale prices. Decision
Relevance: Delayed triggers should be
monitored as leading indicators of future
clearing pressure.

Decision-Conversion Gap; The issue is not
whether Florida avoids a broad statewide
crash classification. The issue is whether
that conclusion fully supports a stabilization
decision across submarkets. Decision
Relevance: The better decision posture is
to classify by property type, metro,
insurance zone, and ownership-cost stack.

Business Problem and Decision Context

The central decision is how to classify the
Florida residential real estate market for
executive review: ordinary normalization, broad
deterioration, or a structural transition into a
different operating environment. The question
matters because statewide medians can
appear stable while local absorption,
ownership-cost stress, insurance exposure,
condominium obligations, and buyer leverage
produce materially different decision
conditions.

QSFrameworks LLC

The desired outcome is a decision posture that
avoids both overreaction and complacency. A
statewide crash classification is not supported
by the evidence reviewed, but a simple
normalization classification may understate the
degree to which cost, risk, and local-market
fragmentation now govern buyer behavior.
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Accepted Standard or
Governing Position

The accepted position appears to support a
post-pandemic normalization or stabilizing
balanced-market transition. This view
emphasizes positive statewide median sale-
price movement, improved sales volume,
absence of broad statewide price collapse, and
continued population growth.

Under this position, elevated inventory, longer
days on market, and affordability pressure are
treated primarily as a return toward balance
after an unusually tight pandemic-era market.
The position is reasonable at the headline
level, but it does not fully resolve property-type,
cost-stack, and regional divergence.

QSFrameworks LLC

Evidence Base Reviewed

The evidence base reviewed covers the post-
2020 to mid-2026 transition period. It includes
statewide sale-price and sales-volume
indicators, listing-price and days-on-market
data, inventory measures using differing
source definitions, sale-to-list behavior, price
reductions, single-family versus condominium
performance, insurance-market policy-count
context, condominium reserve and inspection
obligations, and population-growth materials.

Several material inputs were not supplied at
the property level, including individual
insurance quotes, HOA budgets, reserve study
results, special-assessment notices, lender
underwriting records, parcel-level transaction
economics, and county or ZIP-level
affordability modeling. These omissions do not
eliminate the structural-transfer conclusion, but
they define the level of specificity available for
decision review.
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Empirical Findings
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The reviewed evidence supports a stabilizing statewide surface alongside a more constrained
underlying market. The following table summarizes the major observations and their executive
meaning.

stability

Slower clearing

Inventory no longer
shortage-bound

Buyer negotiation
layer

Condominium
bifurcation

Insurance and
carrying-cost
constraint

QSFrameworks LLC

Statewide sale-price

Evidence

May 2026 Florida median sale
price reported at $395,595, up
1.7% year over year, with 30,460
homes sold, up 9.7% year over
year.

Median days on market remained
elevated at 75 days in May 2026
and 78 days in June 2026.

Redfin reported five months of
supply; other active-listing
measures also support a market
no longer governed by acute
scarcity, despite differing count
methodologies.

Only 9.9% of homes sold above
list, 20.2% of listings had price
drops, and the sale-to-list ratio
was 96.3%.

Single-family median sales price
was up 2.4% year over year while
condo-townhouse median sales
price was down 1.0%.

Citizens Property Insurance policy
counts declined from peak 2023
levels to 293,772 by May 31,
2026, while insurance remains a
major cost and availability
variable.

Business Meaning

The statewide layer does not
support a broad crash
classification.

Price stability is being
maintained through slower
absorption and buyer
selectivity.

Automatic seller leverage from
shortage conditions has
weakened.

Improved sales do not
eliminate buyer leverage or
concession-sensitive clearing.

Property type matters;
condominium risk cannot be
collapsed into statewide
single-family trends.

Insurance-market
improvement reduces one
stress channel but does not
remove ownership-cost
sensitivity.
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The empirical record therefore supports two simultaneous conclusions: Florida is not
broadly collapsing statewide, and statewide stabilization is not enough to describe the
operating conditions facing buyers, sellers, lenders, investors, and policy reviewers in
specific submarkets.

QSF Enterprise Divergence Findings

The divergence is not a disagreement with the stabilization evidence. It is a difference in
classification. Quincy Enterprise places greater weight on the shift in governing forces beneath the
statewide surface.

Accepted Position What the Evidence Adds Divergence Type Egyecutive Meaning

Florida is stabilizing Stability coexists with Timing and Stabilization should be

after the pandemic  longer marketing periods, absorption evaluated through local

boom. price reductions, and lower dependency clearing indicators, not
sale-to-list behavior. headline price movement

alone.

Improved sales Sales improvement Decision- Higher transaction counts

volume signals appears alongside conversion gap may not indicate restored

market health. affordability pressure and demand strength if clearing
buyer selectivity. depends on concessions or

lower seller expectations.

QSFrameworks LLC 9
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Inventory Inventory levels and Regional Market classification

normalization is a months of supply dependency should vary by metro,

return to balance. reduce seller leverage property type, and supply
and create buyer- condition.

market conditions in
selected metros.

Insurance-market Insurance remains Operational Insurance cannot be

stabilization embedded in the total cost treated as a resolved

reduces stress. ownership-cost stack dependency secondary variable in
despite Citizens exposed markets.

depopulation.

Condo weakness Reserve funding, Property-type Older and exposed

is a subcategory inspection dependency condominium assets

issue. requirements, HOA require separate
fees, special classification and
assessments, and monitoring.

financing effects make
condominium
conditions structurally
distinct.

The divergence changes the decision question from whether Florida is crashing to which
submarkets remain supported after mortgage, insurance, HOA, reserve, assessment, and
inventory constraints are fully included.

Decision-Conversion Gap

The issue is not simply whether the original finding is correct. The issue is whether that finding fully
converts into the proposed decision. A correct finding that statewide Florida housing is not
collapsing may still be incomplete if it encourages leadership to classify the entire market as
normally stabilizing.

Based on the reviewed evidence, the accepted standard could lead decision makers to overweight
statewide median prices and sales volume. That path may miss local supply accumulation, lower
sale-to-list outcomes, insurance renewal pressure, condominium reserve exposure, affordability-
tier weakness, and buyer filtering.

The better decision question is: Which Florida submarkets, property types, and ownership-
cost structures are still supported by durable demand after mortgage, insurance, HOA,
reserve, and inventory constraints are fully included?

QSFrameworks LLC 11



Strategic Implications

Market Classification

Strategic Meaning: Florida should not be reduced
to a single statewide label. The market is stable at
the headline layer but structurally transferred in
the underlying operating forces.

Executive Decision Question: Which market
segments should be treated as stable, buyer-
favorable, structurally pressured, or
indeterminate?

Risk Review

Strategic Meaning: The main risk is not immediate
statewide collapse; it is misclassification. Treating
structural transfer as ordinary cooling can obscure
local weakness and delayed ownership-cost
triggers.

Executive Decision Question: Which cost or
supply indicators would change the classification
before price declines become visible?

Property-Type Strategy

Strategic Meaning: Condominium conditions carry
distinct reserve, inspection, HOA, assessment,
insurance, financing, and buyer-perception risks.

Executive Decision Question: Which condominium
assets require separate review from single-family
market indicators?
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Regional Review

Strategic Meaning: Coastal insurance-
sensitive markets, Gulf Coast metros with
elevated supply, South Florida condo-heavy
submarkets, and affordability-stretched
inland markets may behave differently from
statewide averages.

Executive Decision Question: Which county,
ZIP-code, or metro indicators should be
used before relying on statewide price data?

Governance and Communication

Strategic Meaning: Executive messaging
should distinguish between absence of
statewide collapse and presence of
structural transfer.

Executive Decision Question: How
should leadership communicate market
stability without understating underlying
cost and regional constraints?

Protected Path Forward

Submarket Classification Review; Purpose:
Evaluate market condition at the county,
Z|P-code, metro, and property-type level.
Review Considerations: Local months of
supply, sale-to-list ratio, price reductions,
median days on market, time to contract,
and inventory persistence. Validation Focus:
Determine whether local conditions support
stability, buyer leverage, structural pressure,
or indeterminate classification. Executive
Consideration: Statewide medians should be
treated as an overview, not as the primary
decision unit.

QSFrameworks LLC
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Ownership-Cost Stack Review; Purpose: Assess
whether buyer affordability is constrained by the
full monthly carrying cost. Review
Considerations: Mortgage rate sensitivity,
insurance premium and renewal cost, taxes,
HOA fees, reserve funding, and special-
assessment exposure. Validation Focus:
Determine whether nominal prices remain
supportable after total carrying cost is included.
Executive Consideration: The practical
affordability boundary may differ materially from
the sale-price boundary.

Condominium Exposure Review; Purpose:
Separate condominium-market evaluation from
single-family market evaluation where reserve,
inspection, insurance, and HOA variables are
material. Review Considerations: Building age,
structural integrity reserve study status,
milestone inspection exposure, HOA budget
trajectory, reserve funding sufficiency, and
special-assessment risk. Validation Focus:
Identify where buyer willingness, financing, or
valuation may be affected by property-specific
obligations. Executive Consideration:
Condominium weakness may be structurally
distinct rather than merely cyclical.
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Indicator Monitoring Review; Purpose: Maintain an early-warning view of structural
transfer before it appears in statewide median-price deterioration. Review
Considerations: Price-reduction share, sale-to-list ratio, time on market, inventory
divergence, insurance availability, Citizens/private-carrier exposure, cash-buyer share,
investor participation, and migration-flow sensitivity. Validation Focus: Distinguish
durable demand from concession-supported clearing. Executive Consideration:

Monitoring should emphasize leading transition indicators, not only lagging median
prices.
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A concise comparison of the decision posture is provided below to support executive interpretation.

Decision Layer Standard Interpretation QSF Enterprise Interpretation

Headline market

- Stabilizing / balanced- Stable surface with structural
condition transition condition transfer underneath
Primary _ o
classification Post-pandemic normalization Structural transfer phase
, Overstating weakness by Understating weakness by ignoring
Key risk calling it a crash regional and ownership-cost
divergence
Best review unit Statewide market trend Property type plus metro plus
insurance zone plus ownership-cost
stack
Protected posture Monitor stabilization Strgteglc review of struciural
indicators

The comparison shows that both interpretations reject broad statewide collapse. The
leadership difference is whether statewide stabilization is sufficient for local decision-
making. Quincy Enterprise preserves a more granular decision posture.

QSFrameworks LLC 18
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Recommended Next
Review Areas

o County, ZIP-code, and metro-level months of
supply, absorption, price-reduction share, and
median days on market.

» Property-level insurance quote and renewal-cost
review, including Citizens and private-carrier
exposure.

o Condominium reserve study status, milestone
inspection exposure, HOA budget trajectory, fee
increases, and special-assessment risk.

» Local wage-to-payment ratios, rent-versus-own
spreads, financing availability, and borrower
affordability thresholds.

« Cash-buyer share, investor participation, and
seller-concession patterns by metro and property
type.

» Migration-flow sensitivity and whether population
inflow remains price-insensitive in the affected
submarkets.

Closing Executive Note

The accepted standard gets the most important
headline point right: Florida is not presently supported
as a broad statewide crash classification. Statewide
price stability, improved sales volume, and continued
population growth support that conclusion.

QSF Enterprise adds that the governing structure of the
market has changed. The market is increasingly
shaped by carrying cost, insurance, reserve
obligations, inventory normalization, buyer leverage,
and regional fragmentation. The next decision should
not be whether Florida is crashing statewide, but which
submarkets and property types still clear reliably under
the full ownership-cost stack.

QSFrameworks LLC 19
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Assumptions and Limitations

The assessment is based on the supplied
QSFrameworks LLC formative result and the evidence
categories contained within it. No independent property-
level underwriting, appraisal review, insurance quote
review, HOA budget audit, reserve study review, or legal
review was performed for this deliverable.

Inventory and listing counts differ by source and
methodology. Those differences were treated as scope
differences rather than contradictions where each
source supported the broader conclusion that the
market is no longer governed by acute pandemic-era
scarcity.

The assessment does not provide a price forecast,
market-timing recommendation, underwriting decision,
investment recommendation, or legal interpretation of
condominium or insurance obligations. Submarket
conclusions should be validated with local data before
being used for operational, financial, investment,
regulatory, or policy decisions.

This report is intended to support decision review and
strategic evaluation. It should not be treated as legal,
financial, medical, cybersecurity, regulatory, investment,
engineering, or operational instruction.

Disclosure Statement

This report is intended solely for decision-
support and evaluation purposes. The findings,
observations, and considerations presented
herein should not be interpreted as legal,
financial, medical, regulatory, investment,
cybersecurity, engineering, or operational advice.
All decisions and actions remain the
responsibility of the reader and should be
independently validated by appropriate subject
matter experts and stakeholders.

QsFrameworks LLC © QSFrameworks LLC. All rights reserved. “
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	Executive Dashboard
	Report Type: QSF Enterprise Dashboard Report
	Analysis Scope: Florida residential real estate market conditions across statewide pricing, inventory, liquidity, affordability, insurance, condominium, demographic, and regional-fragmentation indicators through mid-2026.
	Accepted Standard Support Level: Partial Support
	Quincy Enterprise Divergence Level: High
	Primary Opportunity Area: Earlier identification of submarket and property-type conditions that are not visible in statewide median-price stabilization.
	Primary Risk Area: Misclassifying a cost-constrained, regionally fragmented market as ordinary cyclical cooling or broad statewide stability.
	Recommended Posture: Strategic Review

	Executive Summary
	The Florida residential real estate market is best understood as a market in transition rather than as a simple statewide crash or a fully restored seller-driven market. The accepted standard position reasonably recognizes that statewide median-price measures have not collapsed and that sales activity has improved. That position is directionally supported by statewide sale-price stability, higher sales volume, and continued population growth.
	The stronger decision question is whether headline stabilization fully converts into a reliable market classification for leadership, underwriting, portfolio review, investment evaluation, or policy assessment. The evidence indicates that it does not. Beneath the stabilizing surface, the market is increasingly governed by ownership-cost pressure, inventory normalization, slower clearing, price reductions, buyer negotiation leverage, insurance cost, condominium reserve and inspection obligations, and regional fragmentation.
	QSF classifies the market as an active structural transfer phase with regional fragmentation and buyer-leverage rebalancing. The market is not best classified as broad statewide structural deterioration, but it is also not adequately described as ordinary post-pandemic cooling. The governing forces have shifted from pandemic-era scarcity and low-rate affordability toward cost, risk, and selective absorption.
	The decision-conversion gap is material. A correct observation that Florida is not broadly collapsing may still produce an incomplete decision posture if it causes decision makers to rely on statewide averages while missing property-type, metro, insurance-zone, and affordability-tier divergence. Older condominium buildings, coastal insurance-sensitive areas, Gulf Coast markets with elevated supply, South Florida condo-heavy submarkets, and affordability-stretched inland markets require more specific review than statewide headline measures can provide.
	The protected path forward is indicator-based strategic review. Leadership should monitor local months of supply, sale-to-list ratio, price-reduction share, median days on market, insurance renewal cost, condominium reserve status, HOA fee trajectory, special-assessment exposure, local wage-to-payment relationship, cash-buyer share, investor activity, and metro-level migration flows before treating any local Florida market as stable, weak, buyer-favorable, or structurally stressed.

	Assessment Overview
	Accepted Standard Status: Partial Support. The accepted position that Florida is stabilizing or normalizing is supported at the statewide headline layer, but it is narrower than the underlying evidence.
	Decision-Conversion Gap: A material gap exists because statewide price stability does not fully convert into a property-level or metro-level decision classification.
	Scope Boundary: The reviewed evidence includes statewide pricing, sales, inventory, days on market, sale-to-list behavior, price reductions, listing-price measures, condominium performance, insurance-market indicators, condominium reserve and inspection obligations, and demographic growth context. Local parcel-level economics, property-level insurance quotes, underwriting files, HOA budgets, reserve studies, and borrower-level affordability records were not supplied.
	Structural Divergence: Divergence exists between the accepted stabilization view and the observed shift toward affordability pressure, ownership-cost risk, inventory normalization, buyer selectivity, and regional fragmentation.
	Executive Posture: Strategic Review. Decision makers should evaluate Florida conditions through submarket, property-type, and ownership-cost indicators rather than relying primarily on statewide medians.

	QSF Enterprise Structural Findings
	Hidden Constraints; Payment affordability, insurance premiums, HOA fees, condominium reserves, special assessments, financing limits, and buyer risk filtering materially affect transaction behavior even when statewide median prices remain stable. Decision Relevance: Leadership should treat total monthly ownership cost as the operative constraint rather than using sale price alone as the primary market signal.
	Competing Priorities; Sales volume has improved while homes take longer to sell, price reductions remain active, and sale-to-list behavior indicates buyer negotiation leverage. Decision Relevance: A stronger sales count does not by itself establish restored demand strength if clearing requires concessions, longer exposure, or buyer selectivity.
	Partially Active States; Florida is simultaneously stable at the statewide median-price layer, buyer-rebalanced in negotiation behavior, structurally pressured in ownership cost, and fragmented across regions and property types. Decision Relevance: A single statewide classification may understate risk in specific metros, coastal areas, condominium segments, or affordability tiers.
	Latent Constraints; Reserve funding, milestone inspections, insurance renewals, HOA fee increases, special assessments, and seller capitulation may influence buyer behavior before they appear fully in statewide median sale prices. Decision Relevance: Delayed triggers should be monitored as leading indicators of future clearing pressure.
	Decision-Conversion Gap; The issue is not whether Florida avoids a broad statewide crash classification. The issue is whether that conclusion fully supports a stabilization decision across submarkets. Decision Relevance: The better decision posture is to classify by property type, metro, insurance zone, and ownership-cost stack.
	Enterprise Report
	Business Problem and Decision Context
	The central decision is how to classify the Florida residential real estate market for executive review: ordinary normalization, broad deterioration, or a structural transition into a different operating environment. The question matters because statewide medians can appear stable while local absorption, ownership-cost stress, insurance exposure, condominium obligations, and buyer leverage produce materially different decision conditions.
	The desired outcome is a decision posture that avoids both overreaction and complacency. A statewide crash classification is not supported by the evidence reviewed, but a simple normalization classification may understate the degree to which cost, risk, and local-market fragmentation now govern buyer behavior.



	Accepted Standard or Governing Position
	The accepted position appears to support a post-pandemic normalization or stabilizing balanced-market transition. This view emphasizes positive statewide median sale-price movement, improved sales volume, absence of broad statewide price collapse, and continued population growth.
	Under this position, elevated inventory, longer days on market, and affordability pressure are treated primarily as a return toward balance after an unusually tight pandemic-era market. The position is reasonable at the headline level, but it does not fully resolve property-type, cost-stack, and regional divergence.

	Evidence Base Reviewed
	The evidence base reviewed covers the post-2020 to mid-2026 transition period. It includes statewide sale-price and sales-volume indicators, listing-price and days-on-market data, inventory measures using differing source definitions, sale-to-list behavior, price reductions, single-family versus condominium performance, insurance-market policy-count context, condominium reserve and inspection obligations, and population-growth materials.
	Several material inputs were not supplied at the property level, including individual insurance quotes, HOA budgets, reserve study results, special-assessment notices, lender underwriting records, parcel-level transaction economics, and county or ZIP-level affordability modeling. These omissions do not eliminate the structural-transfer conclusion, but they define the level of specificity available for decision review.

	Empirical Findings
	The reviewed evidence supports a stabilizing statewide surface alongside a more constrained underlying market. The following table summarizes the major observations and their executive meaning.
	Finding
	Evidence
	Statewide sale-price stability
	May 2026 Florida median sale price reported at $395,595, up 1.7% year over year, with 30,460 homes sold, up 9.7% year over year.
	Slower clearing
	Median days on market remained elevated at 75 days in May 2026 and 78 days in June 2026.
	Inventory no longer shortage-bound
	Redfin reported five months of supply; other active-listing measures also support a market no longer governed by acute scarcity, despite differing count methodologies.

	Business Meaning
	The statewide layer does not support a broad crash classification.
	Price stability is being maintained through slower absorption and buyer selectivity.
	Automatic seller leverage from shortage conditions has weakened.
	Buyer negotiation layer
	Condominium bifurcation
	Insurance and carrying-cost constraint
	Only 9.9% of homes sold above list, 20.2% of listings had price drops, and the sale-to-list ratio was 96.3%.
	Single-family median sales price was up 2.4% year over year while condo-townhouse median sales price was down 1.0%.
	Citizens Property Insurance policy counts declined from peak 2023 levels to 293,772 by May 31, 2026, while insurance remains a major cost and availability variable.
	Improved sales do not eliminate buyer leverage or concession-sensitive clearing.
	Property type matters; condominium risk cannot be collapsed into statewide single-family trends.
	Insurance-market improvement reduces one stress channel but does not remove ownership-cost sensitivity.

	The empirical record therefore supports two simultaneous conclusions: Florida is not broadly collapsing statewide, and statewide stabilization is not enough to describe the operating conditions facing buyers, sellers, lenders, investors, and policy reviewers in specific submarkets.

	QSF Enterprise Divergence Findings
	The divergence is not a disagreement with the stabilization evidence. It is a difference in classification. Quincy Enterprise places greater weight on the shift in governing forces beneath the statewide surface.
	Executive Meaning
	Accepted Position
	Divergence Type
	What the Evidence Adds
	Florida is stabilizing after the pandemic boom.
	Stability coexists with longer marketing periods, price reductions, and lower sale-to-list behavior.
	Timing and absorption dependency
	Stabilization should be evaluated through local clearing indicators, not headline price movement alone.
	Improved sales volume signals market health.
	Sales improvement appears alongside affordability pressure and buyer selectivity.
	Decision-conversion gap
	Higher transaction counts may not indicate restored demand strength if clearing depends on concessions or lower seller expectations.
	Inventory normalization is a return to balance.
	Insurance-market stabilization reduces stress.
	Condo weakness is a subcategory issue.
	Inventory levels and months of supply reduce seller leverage and create buyer-market conditions in selected metros.
	Regional dependency
	Insurance remains embedded in the total ownership-cost stack despite Citizens depopulation.
	Operational cost dependency
	Reserve funding, inspection requirements, HOA fees, special assessments, and financing effects make condominium conditions structurally distinct.
	Property-type dependency
	Market classification should vary by metro, property type, and supply condition.
	Insurance cannot be treated as a resolved secondary variable in exposed markets.
	Older and exposed condominium assets require separate classification and monitoring.

	The divergence changes the decision question from whether Florida is crashing to which submarkets remain supported after mortgage, insurance, HOA, reserve, assessment, and inventory constraints are fully included.

	Decision-Conversion Gap
	The issue is not simply whether the original finding is correct. The issue is whether that finding fully converts into the proposed decision. A correct finding that statewide Florida housing is not collapsing may still be incomplete if it encourages leadership to classify the entire market as normally stabilizing.
	Based on the reviewed evidence, the accepted standard could lead decision makers to overweight statewide median prices and sales volume. That path may miss local supply accumulation, lower sale-to-list outcomes, insurance renewal pressure, condominium reserve exposure, affordability-tier weakness, and buyer filtering.
	The better decision question is: Which Florida submarkets, property types, and ownership-cost structures are still supported by durable demand after mortgage, insurance, HOA, reserve, and inventory constraints are fully included?

	Strategic Implications
	Market Classification
	Strategic Meaning: Florida should not be reduced to a single statewide label. The market is stable at the headline layer but structurally transferred in the underlying operating forces.
	Executive Decision Question: Which market segments should be treated as stable, buyer-favorable, structurally pressured, or indeterminate?

	Risk Review
	Strategic Meaning: The main risk is not immediate statewide collapse; it is misclassification. Treating structural transfer as ordinary cooling can obscure local weakness and delayed ownership-cost triggers.
	Executive Decision Question: Which cost or supply indicators would change the classification before price declines become visible?

	Property-Type Strategy
	Strategic Meaning: Condominium conditions carry distinct reserve, inspection, HOA, assessment, insurance, financing, and buyer-perception risks.
	Executive Decision Question: Which condominium assets require separate review from single-family market indicators?

	Regional Review
	Strategic Meaning: Coastal insurance-sensitive markets, Gulf Coast metros with elevated supply, South Florida condo-heavy submarkets, and affordability-stretched inland markets may behave differently from statewide averages.
	Executive Decision Question: Which county, ZIP-code, or metro indicators should be used before relying on statewide price data?

	Governance and Communication
	Strategic Meaning: Executive messaging should distinguish between absence of statewide collapse and presence of structural transfer.
	Executive Decision Question: How should leadership communicate market stability without understating underlying cost and regional constraints?


	Protected Path Forward
	Submarket Classification Review; Purpose: Evaluate market condition at the county, ZIP-code, metro, and property-type level. Review Considerations: Local months of supply, sale-to-list ratio, price reductions, median days on market, time to contract, and inventory persistence. Validation Focus: Determine whether local conditions support stability, buyer leverage, structural pressure, or indeterminate classification. Executive Consideration: Statewide medians should be treated as an overview, not as the primary decision unit.

	Ownership-Cost Stack Review; Purpose: Assess whether buyer affordability is constrained by the full monthly carrying cost. Review Considerations: Mortgage rate sensitivity, insurance premium and renewal cost, taxes, HOA fees, reserve funding, and special-assessment exposure. Validation Focus: Determine whether nominal prices remain supportable after total carrying cost is included. Executive Consideration: The practical affordability boundary may differ materially from the sale-price boundary.
	Condominium Exposure Review; Purpose: Separate condominium-market evaluation from single-family market evaluation where reserve, inspection, insurance, and HOA variables are material. Review Considerations: Building age, structural integrity reserve study status, milestone inspection exposure, HOA budget trajectory, reserve funding sufficiency, and special-assessment risk. Validation Focus: Identify where buyer willingness, financing, or valuation may be affected by property-specific obligations. Executive Consideration: Condominium weakness may be structurally distinct rather than merely cyclical.
	Indicator Monitoring Review; Purpose: Maintain an early-warning view of structural transfer before it appears in statewide median-price deterioration. Review Considerations: Price-reduction share, sale-to-list ratio, time on market, inventory divergence, insurance availability, Citizens/private-carrier exposure, cash-buyer share, investor participation, and migration-flow sensitivity. Validation Focus: Distinguish durable demand from concession-supported clearing. Executive Consideration: Monitoring should emphasize leading transition indicators, not only lagging median prices.
	A concise comparison of the decision posture is provided below to support executive interpretation.
	QSF Enterprise Interpretation
	Decision Layer
	Standard Interpretation
	Headline market condition
	Stabilizing / balanced-transition condition
	Post-pandemic normalization
	Structural transfer phase
	Primary classification
	Overstating weakness by calling it a crash
	Best review unit
	Statewide market trend
	Protected posture
	Monitor stabilization
	Stable surface with structural transfer underneath
	Key risk
	Understating weakness by ignoring regional and ownership-cost divergence
	Property type plus metro plus insurance zone plus ownership-cost stack
	Strategic review of structural indicators


	The comparison shows that both interpretations reject broad statewide collapse. The leadership difference is whether statewide stabilization is sufficient for local decision-making. Quincy Enterprise preserves a more granular decision posture.
	Recommended Next Review Areas
	County, ZIP-code, and metro-level months of supply, absorption, price-reduction share, and median days on market.
	Property-level insurance quote and renewal-cost review, including Citizens and private-carrier exposure.
	Condominium reserve study status, milestone inspection exposure, HOA budget trajectory, fee increases, and special-assessment risk.
	Local wage-to-payment ratios, rent-versus-own spreads, financing availability, and borrower affordability thresholds.
	Cash-buyer share, investor participation, and seller-concession patterns by metro and property type.
	Migration-flow sensitivity and whether population inflow remains price-insensitive in the affected submarkets.

	Closing Executive Note
	The accepted standard gets the most important headline point right: Florida is not presently supported as a broad statewide crash classification. Statewide price stability, improved sales volume, and continued population growth support that conclusion.
	QSF Enterprise adds that the governing structure of the market has changed. The market is increasingly shaped by carrying cost, insurance, reserve obligations, inventory normalization, buyer leverage, and regional fragmentation. The next decision should not be whether Florida is crashing statewide, but which submarkets and property types still clear reliably under the full ownership-cost stack.

	Assumptions and Limitations
	The assessment is based on the supplied QSFrameworks LLC formative result and the evidence categories contained within it. No independent property-level underwriting, appraisal review, insurance quote review, HOA budget audit, reserve study review, or legal review was performed for this deliverable.
	Inventory and listing counts differ by source and methodology. Those differences were treated as scope differences rather than contradictions where each source supported the broader conclusion that the market is no longer governed by acute pandemic-era scarcity.
	The assessment does not provide a price forecast, market-timing recommendation, underwriting decision, investment recommendation, or legal interpretation of condominium or insurance obligations. Submarket conclusions should be validated with local data before being used for operational, financial, investment, regulatory, or policy decisions.
	This report is intended to support decision review and strategic evaluation. It should not be treated as legal, financial, medical, cybersecurity, regulatory, investment, engineering, or operational instruction.

	Disclosure Statement
	This report is intended solely for decision-support and evaluation purposes. The findings, observations, and considerations presented herein should not be interpreted as legal, financial, medical, regulatory, investment, cybersecurity, engineering, or operational advice. All decisions and actions remain the responsibility of the reader and should be independently validated by appropriate subject matter experts and stakeholders.
	© QSFrameworks LLC. All rights reserved.



