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Executive Summary
Q4 in Review
San Antonio’s industrial market posted 686,145 
sq. ft. of positive net absorption in Q4, pushing 
the 2025 year-end total to 1.1 million sq. ft.  
Construction deliveries decreased 91% over the 
quarter, which helped contribute to a decrease 
in the vacancy rate from 11.5% to 11.3%. A 
significant portion of vacancies, 81%, continues 
to be carried by the warehouse/distribution 
sector, which fortunately contributed the most to 
positive absorption (690,576 sq. ft.) in Q4 2025. 
Total construction activity slowed by 2.1% over 
the quarter and by 25.8% over the year. Leasing 
activity increased, rising 18.3% over the quarter 
to 1.2 million sq. ft.

San Antonio Economic Update
According to the U.S. Bureau of Labor Statistics, 
the San Antonio unemployment rate increased 
from 4.1% in August 2025 to 4.2% in September 
2025. The unemployment rate in Texas jumped 
from 4.1% to 4.4% over the same period. San 
Antonio added 24,200 jobs between September 
2024 and September 2025, a 1.8% change. 
Sectors with the largest annual gains included 
Education and Health Services at 6.2%, the 
Trade, Transportation, and Utilities sector at 
2.5%, and the Total Private sector at 2.2%. The 
sector with the highest job losses over the year 
was the Information sector at -3.5%.

Vacancy Edges Down 20 Basis Points
The overall vacancy rate in San Antonio’s 
industrial market is 11.3%, down from 11.5% in 
the previous quarter. Flex, Manufacturing, and 
Warehouse/Distribution space have vacancy 
rates of 8.4%, 8.1%, and 12.4%, respectively. 
Increased quarterly leasing activity and a sharp 
decrease in new deliveries helped push the 
vacancy rate down 20 basis points. With 46% of 
the construction pipeline pre-leased, the total 
vacancy rate could increase slightly in the short 
term due to additional new inventory. 

Key Market Indicators
CURRENT 

Q42025

PRIOR 
QUARTER
Q3 2024

PRIOR YEAR
Q4 2024

Vacant Total 11.3% 11.5% ↓ 9.3% ↑

Vacant Direct 10.7% 11.0% ↓ 8.9% ↑

Available Total 12.9% 13.1% ↓ 8.5% ↑

Available Direct 12.2% 12.5% ↓ 8.1% ↑

Net Absorption (SF) 686,145 219,296 ↑ 1,208,852 ↓

Leasing Activity (SF) 1,189,466 1,005,423 ↑ 1,556,996 ↓

Construction (SF) 3,452,719 3,526,597 ↓ 4,654,418 ↓

Deliveries 133,315 1,500,178 ↓ 792,810 ↓

Avg Asking Rent (Gross) $9.43 $9.12 ↑ $8.67 ↑

Inventory (SF) 165,059,844 164,914,529 ↑ 160,972,419 ↑

VACANCIES
Direct Space Sublease Space
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Net Absorption Increased Sharply in Q4 2025 

Net absorption—move-ins minus move-outs—remained positive in Q4 2025, 
sharply increasing 213% quarterly to 686,145 sq. ft. Warehouse/distribution 
properties contributed the highest amount of positive absorption in Q4 2025, 
posting 690,576 sq. ft., followed by Flex (54,161 sq. ft.), while manufacturing 
recorded negative absorption of 58,592 sq. ft. Recent notable move-ins 
include QTS Data Centers moving into 366,000 sq. ft. in 8357 Potranco Rd 
in the Far West submarket, and Microsoft moved into its new 300,000 sq. ft. 
facility at 3354 FM 471 N. Additionally, CyrusOne occupied 280,000 sq. ft. at 
14677 Omicron Dr.

Leasing Activity Increases

Quarterly leasing velocity—comprised of new leases and renewals—stood at 
1.2 million sq. ft., up 18.3% from 1.0 million sq. ft. in Q3 2025. The Warehouse/
Distribution sector accounted for most of the leasing activity (79%), with 
more subdued activity in Flex and Manufacturing properties. Recently signed 
leases included Pathmark’s sublease of 70,000 sq. ft. in Logistics Commerce 
Center; Pilkinton North America, which signed a 34,000 sq. ft. lease at 
Gateway 10, Building 2; and Northcuts Wholesale, which signed a 25,000 sq. 
ft. lease at 3535 N Panam Expressway. 
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CONSTRUCTION
Pre-Leased Space Available Space

Deliveries and the Construction Pipeline Decrease
Construction deliveries fell sharply by 91% in Q4 2025, with 
133,315 sq. ft. completed. The construction pipeline dropped 
2.1% over the quarter to 3.45 million sq. ft. Some of the larger 
projects under construction in Q4 2025 include the 512,000 
sq. ft. TriPoint Logistics Center Building 1, located in the 
Guadalupe County submarket, and a 500,000 sq. ft. building 
in Medio Creek Business Park in the South submarket.

Investment Sales Trends
CoStar Capital Market Analytics reports a cumulative 
12-month sales volume of $96.2 million for 2025. Over 
the past year, 132 deals were completed in San Antonio’s 
industrial market with an average transaction price of $81 
and an average cap rate of 7.6%. Recent notable sales 
include Building 1 (560,500 sq. ft.) in the Rosillo Creek 
Industrial Park, purchased by Amazon from Milam Real 
Estate Capital LLC for an undisclosed amount. Additionally, 
Circle Industrial purchased a 395,800 sq. ft. building at the 
I-35 Logistics Center from Westcore for a reported $45.5 
million, or $115 per sq. ft.

Average Asking Rental Rates Increase
San Antonio’s industrial market average monthly rental rate 
(NNN) increased 3.4% over the quarter from $9.12 per sq. ft. 
to a record high of $9.43 per sq. ft. The average monthly rate 
for Flex Space was $13.85 per square foot, while the rates 
for Manufacturing and Warehouse/Distribution space were 
$8.29 and $8.56 per square foot, respectively.

TOTAL ASKING RENT NNN ($/PSF)

AVAILABILITY RATE
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Submarket/Property Type 
Total

Inventory
(SF)

Total
Vacancy

(%)

Total 
Availability

(%)

Q4 2025 
Net 

Absorption 
(SF)

2025 YTD Net 
Absorption 

(SF)

Q4 2024 
Deliveries 

(SF)

Under 
Construction 

(SF)

Total AVG 
Asking 

Rent NNN 
($/PSF)

San Antonio Market Total 165,059,844 11.3% 12.9% 686,145 1,068,923 133,315 3,452,719 9.43

Flex 14,610,649 8.4% 12.2% 54,161 875,440 39,200 336,117 13.85

Manufacturing 28,978,320 8.1% 9.2% -58,592 -378,805 11,990 1,211,141 8.29

Warehouse/Distribution 121,470,875 12.4% 13.8% 690,576 404,464 82,125 1,905,461 8.56

CBD Total 3,248,406 6.3% 8.9% -35,115 -82,087 0 0 11.45

Flex 675,626 5.1% 5.1% -1,950 6,761 0 0 17.26

Manufacturing 690,267 15.4% 15.4% 0 -86,088 0 0 0.00

Warehouse/Distribution 1,882,513 3.5% 7.9% -33,165 -2,760 0 0 9.77

Comal County Total 19,996,471 12.0% 11.2% 319,147 577,240 21,990 195,754 10.30

Flex 506,251 8.2% 13.6% 12,385 -265 0 38,904 17.73

Manufacturing 2,817,818 7.5% 7.8% -3,100 -3,100 11,990 23,980 15.71

Warehouse/Distribution 16,672,402 12.9% 11.7% 309,862 580,605 10,000 132,870 9.43

Guadalupe County Total 14,582,738 4.0% 5.5% 23,810 148,073 0 691,287 8.48

Flex 491,291 2.3% 10.4% 8,500 119,669 0 22,000 12.74

Manufacturing 5,851,250 4.4% 5.2% 0 23,800 0 511,787 6.12

Warehouse/Distribution 8,240,197 3.9% 5.3% 15,310 4,604 0 157,500 10.80

North Central Total 15,658,966 9.0% 9.6% -3,291 -229,712 10,000 0 12.04

Flex 4,007,914 9.6% 10.5% -30,968 -104,417 0 0 12.89

Manufacturing 1,720,581 3.8% 3.8% -2,000 -70,622 0 0 12.00

Warehouse/Distribution 9,930,471 9.7% 10.4% 29,677 -54,673 10,000 0 11.26

Northeast Total 48,292,877 15.3% 18.2% 624,911 -1,021,731 62,125 806,207 8.51

Flex 2,741,296 8.4% 12.0% 66,810 -24,740 0 22,000 11.88

Manufacturing 5,635,324 18.5% 19.1% 0 -266,969 0 0 9.12

Warehouse/Distribution 39,916,257 15.3% 18.5% 558,101 -730,022 62,125 784,207 8.12

Northwest Total 21,080,943 7.0% 9.3% 8,871 768,323 39,200 281,488 12.28

Flex 5,550,610 7.4% 13.9% 51,487 740,997 39,200 208,088 15.00

Manufacturing 2,991,668 5.6% 8.6% 0 -59,234 0 0 7.27

Warehouse/Distribution 12,538,665 7.1% 7.4% -42,616 86,560 0 73,400 11.26

South Total 42,199,443 12.3% 13.4% -252,188 740,993 0 1,477,983 7.39

Flex 637,661 18.0% 16.9% -52,103 137,435 0 45,125 13.79

Manufacturing 9,271,412 5.5% 7.1% -53,492 83,408 0 675,374 6.47

Warehouse/Distribution 32,290,370 14.1% 15.3% -146,593 666,743 0 757,484 7.30

Market Overview
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San Antonio Office Submarkets
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