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The San Antonio and Austin retail markets carried
forward the momentum built in the fourth quarter,
with new listing and sales activity remaining
elevated through the first quarter of 2026.
However, broader economic headwinds introduced
some hesitancy among investors, and we expect
that to temper activity somewhat heading into the
second quarter.

Underlying pent-up demand that had been building
entering 2026 helped sustain transaction velocity,
though uncertainty in the economy kept what could
have been a stronger acceleration in check. Cap
rates for deals on the market held steady quarter
over quarter, and pricing remained largely
unchanged as well. Buyers continued to get
creative in structuring deals to make the numbers
work, for properties they were motivated to
acquire.

Overall, leasing activity slowed in the first quarter,
reflecting a more cautious approach from tenants
and a general pause in decision making across
both markets. Retail rental rates stayed consistent
in San Antonio, a steady market supported by
stable demand, limited new supply, and relatively
balanced absorption across retail space. Starting
rents in Austin declined approximately 9% year over
year, signaling a softening in pricing after prior
periods of stronger growth.

Alex Tatem is the Head of Research for Foresite
Commercial Real Estate and is also an active
investment sales agent. 
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Letter from the editor
RESILIENCE BENEATH THE UNCERTAINTY

The Fed held rates steady in the first quarter, and
while a cut remains possible if inflation continues to
moderate and the labor market shows further signs
of strain, expectations have been scaled back to
just one rate reduction for the year.

Consumer sentiment has weakened considerably,
weighed down by the latest employment and
inflation data. Consumers are reporting softer
personal finances and more challenging buying
conditions, a backdrop that adds to the cautious
tone we are seeing in the market.

Despite the headwinds, the underlying fundamentals
across both markets remain intact. Pent-up demand,
disciplined sellers, motivated buyers, and creative
deal structuring point to a market with more
resilience than the broader economic uncertainty
might suggest. Those who stay engaged and move
decisively in this environment will be better
positioned when conditions shift, and the window to
acquire ahead of that inflection point may be
narrower than it appears.



CURRENT ISSUE'S

ON THE MARKET
74 class A & B multi-tenant retail properties were publicly marketed during the first quarter of 2026.
Twenty-three new listings came to market during the quarter. Eleven properties went under contract. Five reduced
their price. Eleven properties sold in San Antonio and Austin markets combined.
San Antonio’s average asking cap rate for all multi-tenant retail was 6.77%, up 3 basis points from Q4 2025.
The average listing cap rate for all product sizes in Austin is 6.02%, down 10 basis points from Q4 2025.
The first quarter carried forward the surge in new listing activity and buyer demand that began in Q4 2025. Pricing
remained steady, while buyers continued to get creative in structuring deals to make the numbers work for
properties they were motivated to acquire.

RETAIL SALES
Retail sales had a strong 1.7% increase in March, marking the fastest monthly gain in more than three years.
The 0.9% rise in the Consumer Price Index during the same period suggests that a meaningful portion of the
increase reflects higher prices rather than higher purchasing volume.
When excluding gas stations, retail sales rose a more modest 0.6%, slightly below February’s 0.7% gain.

LABOR MARKET
Texas ended the first quarter with an unemployment rate of 4.4 percent, higher than the nation's 4.3 percent.
Austin's unemployment rate is 3.7%. San Antonio's is 4.3%.
U.S. employment increased by 178,000 jobs in March, well above the forecast of 60,000.
Job growth has been uneven this year, averaging just 68,000 jobs per month from January through March.
A recent Gallup poll found that 72% of Americans said it was a bad time to find a job, up sharply from 54% a
year earlier. The data presents a split picture: employers are hiring, but workers aren't feeling it.

LEASING AND VACANCY
Retail rental rates stayed consistent in San Antonio, a steady market supported by stable demand, limited new
supply, and relatively balanced absorption across retail space.
Starting rents in Austin declined to $30.22, approximately 9% lower than Q1 2025, and $5.17 (14.6%) lower than
last quarter, signaling a softening in pricing after prior periods of stronger growth.
San Antonio's average starting rental rate is $23.21, up $0.42 from last quarter.
Overall, leasing activity slowed in the first quarter, reflecting a more cautious approach from tenants and a
general pause in decision making across both markets.

KEY INDICATORS
The Consumer Price Index (CPI) rose by 0.9% year-over-year in March.
Energy prices were the biggest driver of inflation in March, rising 10.9% overall, with gasoline alone jumping
21.2% and accounting for the majority of the monthly increase.
The Federal Reserve kept rates steady and projections pointed to just one rate cut for 2026.
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The dataset below consists of Class A and
B retail centers that were publicly listed on
the market during the first quarter of 2026.

Out of the 74 properties, 23 new listings
came to market during the quarter, 11 went
under contract, 5 reduced their list price,
and 11 sold.

San Antonio’s average multi-tenant retail
asking cap rate for all product sizes is
6.77%. The average asking cap rate for all
product sizes in Austin is 6.02%.

The first quarter carried forward the surge in
new listing activity and buyer demand that
began in Q4 2025. Pricing remained
steady, while buyers continued to get
creative in structuring deals to make the
numbers work for properties they were
motivated to acquire.
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CLASSIFICATION METHOD

PUBLICLY MARKETED
SHOPPING CENTERS

(1)  Unanchored retail, generally under 25,000 square feet oriented in a straight line
(2) Unanchored retail, generally under 75,000 square feet with a mixture of local and regional tenants
(3) Over 75,000 square feet, anchored with a national tenant, may include inline retail or big box stores only

(1) (2) (3)
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Map shows properties available for sale during 
the first quarter of 2026
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