
CAPITAL ADVISORY: MARKET SNAPSHOT - Q1 2026
SHIFTING TIDES: RATE PAUSE, SOFTENING GROWTH, AND A WAR IN THE MIDDLE EAST
The year began with cautious optimism, but that sentiment would prove to be short-lived. The Federal Reserve held the federal funds rate steady 
at its 3.50%-3.75% target range at both the January and March FOMC meetings. At the latest meeting Fed Chair Jerome Powell acknowledged 
that inflation progress has been slower than hoped, though he pushed back on the stagflation label. The labor market told a similarly uneven story: 
January surprised to the upside with unemployment dipping to 4.3%, but February reversed those gains sharply, with the economy shedding 92,000 
jobs and unemployment climbing back to 4.4%. Prior months were revised lower as well, with December flipping to a net loss of 17,000 jobs. On the 
GDP front, the U.S. BEA revised Q4 2025 estimate came in at just 0.7% annualized real growth, the weakest print in over a year and well below initial 
projections. February Producer Price Index (PPI) added to the concern, coming in hotter than expected, headlining at 0.7% month-over-month 
against a 0.3% consensus, with annual core PPI hitting 3.9%. Once the U.S. launched strikes against Iran on February 28th, the economic narrative 
of Q1 was effectively rewritten overnight. The conflict halted shipping through the Strait of Hormuz with the IEA calling it the greatest global energy 
security challenge in history as oil surged to over $100 a barrel, up more than 70% YTD. The 10-yr Treasury yield opened the year hovering around 
4.20%, drifting lower the first two months and briefly dipping below 4.00%, at which point it reversed sharply once the war broke out and the hot 
PPI print landed. The 10-yr Treasury yield finished the quarter at around 4.32%, its highest level since August 2025.

ECONOMIC OUTLOOK: MARKETS BRACE FOR A WIDER 
RANGE OF OUTCOMES THAN ANYONE ANTICIPATED
The path forward is cloudier than it’s been in some time, and the conflict in the 
Middle East is the central reason why. The core fear gripping markets is that a 
prolonged conflict leads to a full-blown energy crisis, where sustained elevated 
oil prices simultaneously push inflation higher and drag on global growth. That 
combination would put the Fed in an extraordinarily difficult position, forced 
to choose between fighting inflation and supporting an economy that is visibly 
softening. The Fed’s base case is that the energy shock proves temporary, 
inflation fades, and one rate cut materializes later in the year. Powell framed 
it as conventional wisdom: an energy price spike is a one-time increase, and 
history suggests it works its way through the system without requiring a policy 
response. While that may prove correct, futures markets are already pricing 
roughly a 50/50 chance of no cuts at all in 2026. The Fed leadership question 
adds another wrinkle. Kevin Warsh has been nominated to succeed Powell, but 
the transition remains unresolved, and Powell has indicated he’ll stay on until the 
ongoing DOJ matter is settled. A short, contained conflict that allows oil prices 
to normalize keeps the soft-landing thesis alive. A prolonged energy shock that 
stokes inflation while weakening growth creates a stagflationary dynamic the Fed 
has very few good tools to address. The next few months of war developments, 
inflation prints, and labor data will go a long way toward determining which of 
those worlds we’re in.

KEY BENCHMARK RATES - FORWARD CURVES
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WHAT THIS MEANS FOR OUR 
CAPITAL ADVISORY BUSINESS?

	» Community & Regional Banks are still lending 
with a focus on experienced borrowers with 
balance sheet capital

	» Transitional & Bridge Financing are a key focus 
with SOFR stabilizing around 3.67%, well below 
its ~5.4% peak in 2023 / 2024

	» Private Credit smaller and mid-sized debt funds 
are still active and relatively unaffected by the 
liquidity crunch affecting the larger aggregators

	» Borrower Focus has shifted from locking in 
long-term fixed-rate loans toward flexibility and 
structures that allow them to move with the market
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CAPITAL ADVISORY: RATES

LIFE COMPANIES

Spread Rate

Term Amort LTV Commercial Multifamily Commercial Multifamily

5-Year 25-30 55%-65% 180-220 180-220 5.75%-6.15% 5.75%-6.15%

10-Year 25-30 50%-60% 150-190 140-180 5.80%-6.20% 5.70%-6.10%

10-Year 25-30 60%-65% 180-220 170-210 6.10%-6.50% 6.00%-6.40%

15-20 Year Fully 60%-70% 160-200 150-190 5.90%-6.30% 5.80%-6.20%

CMBS

Spread Rate

Term Amort LTV Commercial Multifamily Commercial Multifamily

5-Year I/O 65%-75% 270-320 200-220 6.65%-7.15% 5.95%-6.15%

10-Year I/O 65%-75% 240-290 180-200 6.70%-7.20% 6.10%-6.30%

COMMERCIAL BANKS

Spread Rate

Term Amort LTV Commercial Multifamily

Commercial 25 60%-70% 190-230 5.85%-6.25%

Multifamily 30 65%-75% 170-210 5.65%-6.05%

PRIVATE CREDIT

Spread Rate

Term Amort LTV Commercial Multifamily Commercial Multifamily

1-3 Years I/O 65%-75% 350-500 275-400 7.20%-8.70% 6.45%-7.70%

CURRENT INDEX RATES

5-Year Treasury 3.94%

7-Year Treasury 4.13%

10-Year Treasury 4.32%

30-Day Avg. SOFR 3.65%

1-month Term SOFR 3.67%

Prime 6.75%

FANNIE MAE - CONVENTIONAL

Term LTV DSCR Spread Rate

5-Year 80% 1.25x 142-182 5.36%-5.76%

5-Year 65% 1.35x 107-147 5.01%-5.41%

5-Year 55% 1.55x 97-127 4.91%-5.21%

7-Year 80% 1.25x 126-166 5.39%-5.79%

7-Year 65% 1.35x 101-141 5.14%-5.54%

7-Year 55% 1.55x 91-121 5.04%-5.34%

10-Year 80% 1.25x 113-153 5.45%-5.85%

10-Year 65% 1.35x 93-133 5.25%-5.65%

10-Year 55% 1.55x 83-113 5.15%-5.45%

FREDDIE MAC - CONVENTIONAL

Term LTV DSCR Spread Rate

5-Year 65% 1.25x 140-155 5.34%-5.49%

5-Year 60% 1.30x 135-150 5.29%-5.44%

5-Year 55% 1.35x 125-140 5.19%-5.34%

7-Year 65% 1.25x 133-148 5.46%-5.61%

7-Year 60% 1.30x 128-143 5.41%-5.56%

7-Year 55% 1.35x 118-133 5.31%-5.46%

10-Year 65% 1.25x 115-130 5.47%-5.62%

10-Year 60% 1.30x 110-125 5.42%-5.57%

10-Year 55% 1.35x 100-115 5.32%-5.47%
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