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Pensacola Real Estate Market Update — August 2026

Wher e the Pensacola M arket Stands Right Now

Every week I'm in this market — showing homes, writing offers, advising sellers, watching what closes and
what sits. In August 2026, the Pensacola real estate market is rewarding preparation and patience more
than speed.

This is not a panic market. It's not a frenzy. It's a market where the right home, priced right, with the right
preparation, still moves with purpose — and where poorly priced or underprepared homes are sitting longer
than their sellers expected.

Inventory: Moreto Choose From, But Not Oversupply

Active inventory in the Pensacola metro area has increased meaningfully compared to 2022—-2023. Buyers
who were navigating a genuinely thin market two years ago now have more options across most price
ranges.

Specific inventory dynamics in August 2026:

* Entry-level and mid-market ($275,000-$475,000): Inventory improved but demand remains active.
Well-priced homes still attract multiple buyers. Condition matters more — buyers have options and are
passing on deferred maintenance.

» Upper-mid market ($475,000-$700,000): Most noticeable inventory improvement. Buyers are
negotiating with more confidence. Sellers need clean preparation and precise pricing.

e Luxury ($700,000+): East Hill, Pensacola Beach, and Perdido Key attract out-of-state buyers.
Marketing reach matters more. Homes with strong lifestyle narrative are moving; overpriced ones are
not.

Dayson Market

Well-priced, well-presented homes in desirable neighborhoods — East Hill, Marcus Pointe, Nature Trail,
Gulf Breeze — are still going under contract within 2—3 weeks in many cases. Homes that are overpriced or
need work are sitting 45-90+ days.

The lesson: days on market is a trailing indicator. A home that sells in 90 days after a price reduction
effectively sold at the reduced price — plus the cost of carrying the property longer.

Pricing Trendsin 2026

Pensacola home values have not declined meaningfully in 2026. Appreciation has slowed from the rapid
pace of 2020-2023, and the gap between list price and sale price has widened slightly. Buyers are
negotiating more successfully on price, closing costs, and repairs.



What's holding values in Pensacola:

« Strong in-migration from Atlanta, Nashville, Birmingham, and Houston continues
* NAS Pensacola's economic anchor remains consistent
* Inventory, while improved, is still not at pre-pandemic levels

» Gulf Coast lifestyle demand continues to attract buyers choosing Pensacola over more expensive
Florida markets

What ThisMeansfor Buyers

August 2026 is a favorable market entry point for buyers who are ready. More inventory, more negotiating
room, and less frenetic competition mean buyers can approach the market thoughtfully. Well-located,
well-priced homes are still moving — find the right home at a fair price and hesitation is still a real risk.

What ThisMeansfor Sellers

Sellers who price correctly and prepare thoughtfully are still achieving strong results. The market is not
hostile to sellers — but it has become less forgiving of overpricing.

The single most important thing a seller can do right now: price accurately from the beginning. A well-priced
home creates energy, attracts multiple buyers, and closes in a reasonable timeframe.

A Personal Note

Twenty-two years in this market have taught me one consistent truth: the buyers who do best are the ones
who make decisions based on honest local information rather than national headlines, and the sellers who
do best are the ones who listen to the market rather than hoping the market will eventually agree with their
price.

If you're thinking about buying or selling in Pensacola this fall, I'd love to have a candid conversation.

Pam Heinold - LPT Realty - pamheinold.com

22 years of Pensacola real estate expertise. Ready to help when you are.



