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Purpose 
In 2013, Arthur “Chris” Nelson, a renowned professor of urban planning at 

the University of Arizona, published his book “Reshaping Metropolitan America,” 
with the book’s main message: Act now, before it’s too late. The premise of the 
book is focused on the rapidly changing housing demographics that we are 
seeing across the United States. The book predicts that by 2050, most of 
America will be living in “megapolitan” areas. Furthermore, it is elaborated that 
the Baby Boomer generation, which made up 84% of the real estate market for 
most of the past 50 years, will begin to drive the new demand for rentals, 
smaller lots, and smaller homes as they reach the latter years of their life cycle. 
He suggests that a future sustainable housing mix should be one that 
recognizes single-family housing is no longer the only type of housing that 
should be available. He emphasizes that a balanced mix of housing maintains 
62% single-family housing, 15% townhomes, and 23% multifamily housing for 
the overall housing stock. 

How does this relate to Marion County’s outlook on housing? Marion 
County is part of the new megapolitan region, or mega-region, known as the 
Central Florida mega-region. From one side of the coast to the other, Central 
Florida is currently home to 8 million people, and future outlooks point towards 
an increase in population for the entire region. As a result, Marion County will 
continue to see an influx of new residents, requiring new housing solutions to 
address not only availability but also affordability. 

This analysis is specific to Marion County. The purpose is to conduct a 
housing inventory, analyze the current supply and demand of housing, and 
compare it with future projections. This study relies on data retrieved from the 
U.S. Census American Community Survey (ACS) as well as population data 
from the University of Florida’s Bureau of Economic and Business Research 
(BEBR) and the UF’s Shimberg Center for Housing Studies for future household 
projections. This report will provide an understanding of housing in Marion 
County that will, in turn, lead to policy suggestions and strategies for its future 
housing stock. The Housing Asset and Resilience Policy (HARP) Tool introduced 
at the end of the report can be used to identify vulnerable housing tracts and 
direct mitigation efforts to reduce vulnerability. 
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Methodology 
In this analysis, the methodology centers on the Balanced Housing Model 

created by Envision Tomorrow (ET). ET is an open-source suite of planning tools 
that encompasses analysis tools and scenario design tools. ET’s tools were 
created and developed by Fregonese Associates in close collaboration with 
the University of Utah’s Metropolitan Research Center. 

ET’s Balanced Housing model operates as an app through a Microsoft 
Excel workbook. The model generates its projections by leveraging 
demographic data from the ACS. They are as follows: 

• B01001. Sex by Age 
• B26001. Group Quarters 

• B25002. Occupancy Status 
• B25118. Tenure by Household Income in the Past 12 Months 

• B25070. Gross Rent as a Percentage of Household Income in the Past 12 Months B25063. 
Gross Rent 

• B25091. Mortgage Status by Selected Monthly Owner Costs as a Percentage of Household 
Income in the Past 12 Months 

• B25087. Mortgage Status and Selected Monthly Owner Costs 
• B19037. Age of Householder by Household Income in the Past 12 Months (in Inflation-

Adjusted Dollars) 
• B25007. Tenure by Age of Householder 

• B25119. Median Household Income in the Past 12 Months (In Inflation-Adjusted Dollars) By 
Tenure 

• B25032. Tenure by Units in Structure 

These data inputs, combined with ESRI’s Tapestry data, generate the 
tables and charts that present the balanced housing model’s results. This 
report highlights the model’s most relevant results related to housing supply in 
Marion County. Detailed input tables and additional model outputs are 
provided in the appendices at the end of this document. 
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Definitions 

The ET model addresses single-family housing, multifamily housing, 
along with townhomes and mobile or other forms of housing. Single-family 
housing is divided into two categories: small lot and large lot. As shown by 
Figure 1, a small lot is defined as homes that are less than 7,000 square feet in 
area. Large lot homes are defined as anything with greater than 7,000 square 
feet in area. Although both are forms of single-family housing, there is a clear 
distinction between the two, as small lot homes may be more suitable for 
future demand tendencies in the housing market. As families shrink in size and 
the number of people per household decreases, the demand for smaller 
houses to accommodate different circumstances will be higher. Smaller 
homes also demand less in terms of maintenance, which is also becoming a 
more attractive quality for homebuyers to look for in the market. 

Source: Envision Tomorrow Figure 1: Single Family Housing Small Lot & Large Lot 

Current situation: 
Total number of Marion County Rental Units:   
37,263 units 
Total number of Marion County Homeowner units: 122,533 units 
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Homeowner House Affordability Based on Income 
To create a baseline of examples of affordable homeowning for each 

income bracket used in the model, some assumptions will be made in order to 
determine rough estimates. 

Assumptions: 
• 30-year fixed mortgage 
• 6% interest rate 
• 75% of housing budget goes to principal + interest 
• Small (10%) down payment included in the price 
• Taxes not accounted for 

With these simplifying assumptions about mortgages, it establishes the 
rough estimates of house prices that are affordable to own in each income 
range. These are only estimates made on the above assumptions, as real costs 
are influenced by interest rate, down payment, taxes, insurance, and local 
housing costs. 

Figure 2: Housing Affordability based on income Source: ECFRPC 
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Population and Housing Estimates and Projections 

According to the University of Florida’s BEBR report on population change from 
2010 to 2020, Marion County experienced a population increase of 13.5%. This 
places Marion County as the 23rd fastest-growing county in the state of Florida 
within the 10-year frame. These findings allow us to see a clear trend in growth in 
terms of population that will most likely continue in the coming years. An increase 
in population equates to an increase in housing for new residents in the area. 

As of 2023’s ACS projections, Marion County is reported to have an 
estimated population of 387,697 people, with approximately 2.4 people per 
household on average and 159,796 households. When compared to the 
projections for 2050, the county’s population is expected to grow further as 
more people settle in the Central Florida megaregion. BEBR’s 2050 projections 
expect a population of 526,500 people across the county, an increase of 
approximately 138,803 people in the next 25 years. Household projections for 
the year 2050 are estimated at 227,054 units, with the number of people per 
household decreasing slightly in the future projection. This represents the 
growing trend of a decreasing number of people per household that has been 
seen at the national level. The growing trend of one-person households is the 
motivation for increased demand in smaller lots and multifamily housing as 
the traditional nuclear family continues to decrease in size in the future. 

Figure 3: Marion County population projections Source: UF’s BEBR Projections 



11 

TenurebyHouseholdIncome 

Figure 4 presents the bar graph of tenure by household income. It 
depicts the current proportion of owners to renter-occupied units by income 
levels. Owner-occupied units dominate across each pay range and even more 
so for higher income groups. The highest number of occupied units is 
affordable to the $50k to $75k pay range, with slightly over 30,000 occupied 
units. 25,000 of those are owner-occupied. The second most occupied units 
are those in the $15k to $35k income range. 

Figure 4: Tenure by Household Income Source: ET Balanced Housing Model, V 3.5.2 

Figure 5: Tenure by Housing Type Source: ET Balanced Housing Model, V 3.5.2 
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Figure 5 presents the tenure by housing type in Marion County. The 
single-family column is substantially greater than the other housing types. This 
popular housing type is a result of urban sprawl and the reorganization of 
housing from urban to suburban communities 
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Current Rental Affordability 

Figure 6: Rental Housing Affordability Source: ET Balanced Housing Model, V 3.5.2 

Source: ET Balanced Housing Model, V 3.5.2Figure 7: Household Income by percent of 

household income spent on housing 



15 

The figures 6 and 7 demonstrate the current housing situation housing 
affordability situation for renters in Marion County. Affordable rental housing is 
defined as a household that spends less than 30% of its income on rent. The 
percentage of unaffordable housing reflects households spending 30%-50% of 
their income on rent. Severely Unaffordable represents the percentage of 
households paying over 50% of their income in rent. 

In Marion County, more than half of all renters fall into the Unaffordable 
distinction, with 27% of all renters falling into the Severely Unaffordable 
category. The current situation for renters is problematic when factoring in 
other costs such as food, healthcare, and transportation. Figure 7 further 
demonstrates that the wealthier income brackets spend the least amount of 
their income on rent, with those making less than $35k surpassing the 30% 
affordability threshold. 

  

Figure 8: Rentals vs affordable occupied units Source: ET Balanced Housing Model, V 3.5.2 
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Figure 8 shows the number of actual rental households at various 
income levels (dark blue) compared to the actual number of occupied rentals 
that are affordable to each income level (light blue). As seen by the results in 
the graph, low-income renters have fewer affordable units, thus forcing them 
to rent units that are in higher income brackets due to a lack of stock at their 
respective income levels. As incomes increase, more affordable units become 
available, thus resulting in a surplus of housing units in the higher income 
brackets. 

Figure 9 shows the tenure by age of renters in Marion County. The young 
to middle-aged make up roughly 75% of all renters. It is important to note that 
there is still a significant portion of renters who are in the older age brackets, as 
60 to 85+ year olds make up 26% of all renters. This is likely due to the 
prevalence of 55+ communities in the area. Understanding tenure by age is 
essential for informing effective rental policies and assistance programs. 

Figure 9: Tenure by Age of Renters Source: ET Balanced Housing Model, V 3.5.2 
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Comparing Current Rental Households to Future Demand 

Figure 10 shows the current and projected makeup of rental housing in 
Marion County for each income group. The red (left) bar demonstrates how 
many rentals are affordable (less than 30%) at each level; this can be 
interpreted as the supply of affordable units. The blue (middle) bar indicates 
how many rentals fall into the respective income level; this may be interpreted 
as the demand for affordable units. The grey (right) bar represents the 
projected number of households at each income level in the year 2050. 

As evidenced by the chart, there will be a large uptick in demand for 
rental units at every income level by the year 2050. The income levels that will 
have the most demand for housing in 2050 will be in the range from below $15k 
to $100k. These findings indicate that all income levels will be affected by a 
shortage of available housing soon. Currently, the demand for rental units (red 
bar) exceeds the supply (blue bar) for income levels below $50,000. These 
residents often end up renting units in higher income brackets, costing them 
more than 30% of their income. The following page addresses the shortages 
and surpluses of the current day (2023) and future outlook (2050). 

Figure 10: Current rental stock vs Future Demand Source: ET Balanced Housing Model, V 3.5.2 
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Current (2023) Outlook   
The income levels below $50k each have shortages in terms of 

affordable rentals. The shortages in rental units are as follows:   
<$15k: 1,771 units 

$15k<$35k: 3,499 units 
$35k<$50k: 1,695 units 

From $50k to $150k+ income levels, there is a surplus of rental units that 
are affordable at their respective income levels. The surpluses are as follows:   

$50k<$75k: 1,580 units 
$75k<$100k: 790 units 

$100k<$150k: 3,596 units 
$150k+: 999 units 

Future (2050) Outlook 
The income levels below $100k and above $150k have shortages in terms 

of affordable rentals. The shortages in rental units are as follows: 
<$15k: 4,461 units 

$15k<$35k: 6,912 units 
$35k<$50k: 5,630 units 
$50k<$75k: 3,268 units 
$75k<$100k: 2,677 units 

$150k+: 790 units 
The $100k to $150k+ income level has a surplus of rentals that are 

affordable at their respective income levels. The surpluses are as follows: 
$100k<$150k: 606 units 

Figure 11: Rental Current Conditions vs Future Conditions Source: ET Balanced Housing Model, V 3.5.2 
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Figure 12: Owner Housing Affordability Source: ET Balanced Housing Model, V 3.5.2 

Figure 13: Ownership rate by age & income Source: ET Balanced Housing Model, V 3.5.2 

Current Owner Affordability 



21 

Figure 12 provides a snapshot of the percentages of owner-housing 
affordability in Marion County. For homeowners, there is a significantly higher 
percentage of affordability at 30% of income levels. Only 22% fall into the 
category of unaffordability, which is low when compared to the chart for 
affordability for renters (53%). 

Owning a house offers a different kind of housing stability and 
affordability compared to renting. While rents increase, over time, 
homeownership provides more predictable housing expenses and a greater 
sense of control over one’s living situation. In addition, homeowners build 
equity as they pay down their typical 30-year mortgages, further distinguishing 
the experience of owning from renting. However, the initial cost of purchasing a 
home can be challenging, often out of reach for first-time or younger buyers. 
Figure 13 shows the trend in greater homeownership rates for the older 
population, while the younger populations continue to face lower ownership 
rates. 

Overall, homeownership remains a more stable and cost-effective 
housing option in Marion County, particularly as single detached homes 
continue to dominate the market. 
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Figure 14: Owner units vs affordable units 

      

Source: ET Balanced Housing Model, V 3.5.2 

Source: ET Balanced Housing Model, V 3.5.2 Figure 15: Tenure by Age of Homeowners 
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Figure 14 shows how homeowner units at different income levels 
compare with the supply of affordable units. For incomes under $35k, there is a 
shortage of affordable houses. Additionally, most households in this lower-
income range occupy units owned outright, often through long-term or 
inherited ownership, highlighting the barriers new low-income buyers face. 
Middle-income households rely heavily on mortgages (light blue bars), 
reflecting active but debt-driven market participation. At higher incomes, the 
number of affordable units drops sharply, showing that affordability challenges 
are now reaching well beyond low- and moderate-income groups. 

Figure 15 adds an age perspective, showing that 60 percent of 
homeowners in Marion County are aged 60 or older. These long-term owners 
hold much of the affordable stock, limiting turnover and availability for younger 
households. By contrast, only 40 percent of homeowners are under 60, 
reflecting the steep barriers younger buyers face in entering the market (Only 
7% of residents under 35 years of age are homeowners). 

Together, the two figures demonstrate that affordability pressures are 
both an income and age issue: low-income households are sustained by 
legacy ownership, middle-income households are debt-reliant, and younger 
buyers struggle to access homes as older households retain much of the 
affordable stock. 
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Comparing Current Owner Households to Future Demand 

Figure 16 demonstrates the current makeup of owner-occupied housing 
in Marion County at each income group. The red (left) bar demonstrates how 
many units are affordable at each respective level; this can be interpreted as 
the supply for affordable units. The blue (middle) bar shows how many owner 
households currently fall into each income group. This represents the current 
demand for affordable ownership housing. The grey (right) bar then represents 
the projected number of units needed for each income level in the year 2050. 

The bar graph shows that there is a significant surplus at the lower 
income levels, possibly reflecting housing units built in a past economic era. 
From the income level of $35k above, there are clear distinctions in shortages 
for each income level. This shortage is especially noticeable in the middle-
income levels, as there is not enough housing stock being built specifically for 
these levels. Insufficient housing stock for higher income levels encourages 
them to occupy housing units that are affordable for lower income groups. The 
following page addresses the shortages and surpluses of the current-day 
situation (2023) and future owner housing outlooks (2050). 

Figure 16: Owner stock vs Future Demand 

      

Source: ET Balanced Housing Model, V 3.5.2 
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Current (2023) Outlook 
Income levels below $35k each have surpluses in terms of affordable owner-
categorized housing. The current surpluses in units are as follows: 

<$15k: 14,942 units 
$15k<$35k: 16,393 units 

The income levels above $35k each have shortages in terms of 
affordable owner-occupied housing. The current shortages in units are as 
follows: 

$35k<$50k: 11,279 units 
$50k<$75k: 12,982 units 
$75k<$100k: 3,880 units 
$100k<$150k: 7,294 units 

$150k+: 5,191 units 

Future (2050) Outlook 
The income levels below $15k have surpluses in terms of affordable owner-
categorized housing. The current surpluses in units are as follows: 

<$15k: 11,221 units 
$15k<$35k: 7,351 units 

The income levels above $35k have shortages in terms of affordable owner-
categorized housing. The future shortages in units are as follows: 

$35k<$50k: 17,084 units 
$50k<$75k: 21,648 units 
$75k<$100k: 9,148 units 

$100k<$150k: 13,986 units 
$150k+: 10,116 units 

Figure 17: Owner-occupied Current Conditions vs Future conditions 

      

Source: ET Balanced Housing Model, V 3.5.2 
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Current vs Future Housing Mix 

Figure 18: Current vs Future Housing Mix 

      

Source: ET Balanced Housing Model, V 3.5.2 

Figure 19: Future Housing Preferences 

      

Source: ET Balanced Housing Model, V 3.5.2 
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Figure 18 illustrates the current housing landscape (left) compared to a 
projected future distribution (right), by housing type. The figure demonstrates 
the steep uptick in overall units needed, as well as a more balanced 
distribution of housing types relative to demand. The redistribution of housing 
types will address disparities in affordability as the demand for middle housing 
increases soon. 

Figure 19 shows projected housing options for renters and owners in 
2050. Single-Family (SF = Single Family) types of housing are currently the 
most common housing type, totaling 41% of rentals and 78% of owner-
occupied housing. In the future, SF housing continues to be the most common 
type of housing; however, it should lessen its dominance in the housing mix by 
2050. For a more sustainable housing mix, SF housing types should be at 52% 
for renters and 55% for homeowners, respectively. Townhomes will also require 
a significant uptick in the future housing mix for standards to be met in 2050 
for both renters and owners. From 4% and 3% to 15% and 14% respectively. 

In the present day, multifamily housing types make up 38% of the 
housing mix for renters, and the model predicts this should come down to the 
level of 19%. However, for owners, there will be a greater need for multifamily 
housing as it only makes up 2% of the current housing mix but will need to 
make up 15% of the future housing mix. Mobile homes/other currently make up 
18% of rentals and 17% of owner-occupied houses, which is relatively high in 
comparison to the other types, barring single-family houses. The model 
suggests mobile homes dropping slightly to 14% for renters and 16% for owners 
in 2050. 

These projections outline a potential trajectory for the housing mix in 
Marion County by 2050, based on sustainability considerations. 
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Marion County’s Balanced Housing Profile for 2050 

Figure 20 shows the estimated number of new housing units by type, as 
projected under future development scenarios. The dark blue bars represent 
the current stock of each housing type. The upper grey bars are the 
incremental units that are needed to satisfy a balanced housing mix. These 
increases in housing are not only limited to building new units but also 
achieved by rehabbing vacant units and reusing vacant spaces that may be 
ignored or need environmental remediation (i.e., brownfields). The current 
supply of townhomes and multifamily units is insufficient, indicating a demand 
for increased development of these housing types. The projected increase in 
overall housing units is 99,903 units. For each housing type, the projected 
increase in the number of units needed to satisfy sustainable levels in 2050 is 
as follows: 

• Single Family: 54,322 units 
 Standard Large Lot SF: 31,515 units 

 Small Lot SF: 22,806 units 
• Townhome: 14,265 units 
• Multifamily: 16,217 units 

• Mobile Home/Other: 15,100 units 

Figure 20: Future Balanced Housing profile 

      

Source: ET Balanced Housing Model, V 3.5.2 
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Interpretation of Model outputs on mobile home/other 
While the balanced housing model identifies a future incremental demand 

of 15,100 units in Marion County, categorized as “mobile home/other,” this result 
should be interpreted in context. Due to Florida’s hurricane-prone climate, mobile 
homes present a less resilient and sustainable form of housing due to limited 
compliance with post-2002 wind-resistance building codes (Florida Building 
Commission, 2020). Although the model indicates this quantitative demand for 
mobile homes, planners and policymakers should treat this as a signal of an 
affordability gap. Alternative affordable and resilient housing types, such as 
modular or small-lot cottage-style units built to enhanced standards, will align 
better with regional resilience goals in the long term.   
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Housing Asset and Resilience Policy Tool (HARP) 

The East Central Florida Regional Resilience Collaborative (R2C) secured 
Resilient Florida (entity) funding from the Florida Department of Environmental 
Protection to increase resilience in East Central Florida. Housing has been 
identified as a driver of vulnerability and, therefore, is a key component of the 
proposed work. This work led to the creation of a hazard mitigation policy tool 
for informing disaster preparedness, including risks associated with climate 
change, specifically on affordable housing. Using Excel, a model was created 
that essentially identifies if any units in the current housing stock are found in 
vulnerable places. Vulnerable places that may be susceptible to flooding or 
other disaster-related events. 

The HARP tool is available on the ECFRPC website (here). The Excel 
interface contains a self-assessment checklist that is organized into 16 tabs. 
Tabs 1–6 include the instructions, scoring and performance categories, housing 
mitigation best practices, and guidance on equity. 

Tabs 7–15 are elements of the checklists that should be completed by 
the planner or practitioner most familiar with the content of the subject plan. 
Tabs 8–15 are scored checklists for each of the major plans, which have goals 
relevant to affordable housing resiliency. Tab 16 reports the cumulative score 
from each tab. The cumulative score demonstrates an area’s specific 
vulnerabilities. 

The HARP tool works at the regional, county, and local government levels. 
It was developed under a partnership of the ECFRPC, UF’s Shimberg Center, and 
the Florida Housing Coalition. 
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