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Summary of Economic Activity 
The Eleventh District economy expanded modestly. While activity in services and housing grew, 
manufacturing output, retail sales, and loan demand declined slightly. Employment growth slowed as 
wages, input costs, and selling prices grew at a moderate pace. Demand for nonprofit services remained 
elevated. Overall, Texas firms noted an uptick in uncertainty, particularly among manufacturing firms. 
Weakening demand and domestic political uncertainty were top outlook concerns. 
 
Labor Markets 
Employment growth slowed over the past six weeks Labor availability improved and contacts noted 
higher retention rates. A few contacts continued to cite difficulty hiring, particularly for positions such as 
truck drivers and engineers. Staffing firms mentioned that despite a slow-down in hiring, there is an 
increased preference for permanent employees over temporary or contract workers. 
 
Wage growth was moderate over the past six weeks. Staffing firms noted continued declines in wage 
pressure, while a technology firm stated that wage increases were now in line with historical averages. A 
manufacturer mentioned not having to increase wages at all due to plentiful job applicants and higher 
retention. A Dallas Fed survey of about 350 Texas business executives in March showed that wage 
growth was 4.9 percent over the past 12 months, on average, and is expected to slow to 3.6 percent over 
the next 12 months. 
 
Prices 
Prices rose moderately over the past six weeks. Growth in prices for manufactured goods resumed and 
raw materials price growth ticked up. Meanwhile, price growth in the service sector held steady at a 
moderate pace. Auto dealers reported that while increased car inventories placed downward pressure on 
vehicle prices, they increased inventory costs. Airlines noted input prices rose due to elevated labor 
costs, fuel prices, and maintenance. Retail motor fuel prices were slightly higher as refineries on the Gulf 
Coast were coming online again after both unplanned and annual maintenance outages. Manufacturers 
expect selling price growth to pick up over the next 12 months but remain moderate, while service sector 
executives expect price growth to moderate further. 
 
Manufacturing 
Overall manufacturing activity declined slightly over the past six weeks. The decline was overwhelmingly 
due to weakness in durables good production, particularly metals, machinery, and computer and 
electronics manufacturing. Nondurable goods production increased moderately, driven by food and 
chemical manufacturing. Chemical plant utilization ticked up, and contacts noted rising new orders, better 
pricing and margins, and a return of capacity after unplanned winter outages and early spring 
maintenance. Weakening demand, domestic political uncertainty, and elevated input costs were the top 
three outlook concerns for the manufacturing sector. 
 
Retail Sales 
Retail sales declined modestly over the past six weeks. Auto dealers noted higher sales volume but 
declining margins and increasing inventory. Some contacts including a health store retailer and a 
nondurable goods wholesaler reported consumers pulling-back in purchases because of higher prices. 
Meanwhile, another nondurable wholesaler commented that consumers are returning, and sales picked 
up because consumers have baked-in higher prices into their budgets. Retail outlooks remained 
pessimistic, weighed down by weakening demand and elevated input costs. 
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Nonfinancial Services 
Service sector activity continued to rise modestly in the reporting period. Revenue growth was led by 
professional and business services and leisure and hospitality. Airline travel in the District remained 
strong with continued robust demand for leisure travel and growing demand for business travel. 
Transportation and warehousing activity declined overall; however, activity at Gulf Coast ports was up, 
particularly driven by resin exports. Health care reported weakening activity while staffing firms noted an 
unexpected slowdown in demand, but expect a pick-up in the second quarter, particularly for white-collar 
jobs. Weakening demand, domestic political uncertainty, and higher labor costs are the top three outlook 
concerns for the service sector. 
 
Construction and Real Estate 
Home sales rose during the reporting period. Some contacts noted that sales so far this year were ahead 
of plan. Builders' margins strengthened and backlogs increased. Outlooks were positive, though 
affordability remained a key concern.  
 
Commercial real estate market conditions were little changed from the previous reporting period. 
Apartment leasing was moderate, but there continued to be downward pressure on occupancy and rents, 
and concessions were becoming more widespread. In the office market, leasing activity stayed sluggish, 
and vacancy was high. Industrial demand was solid, though vacancy continued to rise due to an elevated 
level of supply. Outlooks were mixed, with some commercial market segments expected to remain 
challenging either due to weak demand or the sizeable amount of new construction slated for delivery in 
the near term. 
 
Financial Services 
Loan volumes declined after having largely stabilized over the past three months. Credit standards 
continued to tighten, and loan pricing continued to rise. While the pace of credit tightening picked-up for 
commercial and industrial loans and commercial mortgages, it slowed for residential mortgages and 
consumer loans. Overall loan nonperformance rose slightly, with commercial real estate experiencing a 
significant increase in past-due loans. Bankers' outlooks remained mixed: they expect an increase in loan 
demand six months from now but a deterioration in loan performance and overall business activity. 
 
Energy 
Oilfield activity was flat over the reporting period. Contacts expect oil prices to orbit $80 per barrel for the 
remainder of the year, well above breakeven levels, and oil production growth to slow. Meanwhile, natural 
gas pricing is expected to remain "below cost" barring any severe weather-driven demand. As a result, 
contacts noted reduced activity and decreased capital investment in natural gas. 
 
Agriculture 
Drought conditions remained prevalent in West Texas and southern New Mexico, while the rest of the 
District received ample rainfall over the reporting period. Texas experienced the largest wildfire in state 
history, burning over a million acres in the Texas Panhandle in late February and early March. Several 
thousand cattle were lost, and the fire destroyed infrastructure and pastures used for grazing. An illness 
recently identified as avian influenza has been afflicting chickens and dairy cows in the Texas Panhandle, 
leading to lower milk production. The extent of the impact to dairy product supply, if any, is unknown at 
this point, but contacts noted that there is not a food safety issue. More cotton acres are expected this 
year as prices are relatively strong compared with corn and sorghum prices, which are at three-year lows. 
Contacts were optimistic about crop production prospects this year. On the livestock side, cattle prices 
pushed to record highs and beef demand has held up well. 
 
Community Perspectives 
Nonprofits reported sustained high demand for services as more individuals discover the resources they 
offer. While demand for food pantry services was stable at an elevated level, there was an increased 
demand for assistance with health insurance and basic clothing. Cost-of-living was an ongoing concern, 
and more people were looking for second jobs to make ends meet. The tax season provided low-income 
families with a temporary income boost with many planning to spend tax refunds on used cars, household 
appliances, and cell phones. 
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Austin Market 
 
It's probably a mistake to bet against robust growth for the local economy in 2024, even if it clearly slowed 
in 2023 from its post-pandemic boom. That's according to a number of economists who expect business 
activity in the Austin metro to be relatively strong in the new year. The jobs, and the people, will keep 
flocking here throughout 2024, they said. 
 
“As long as there is not a major economic disruption (nationwide), Austin is going to beat the head of the 
pack,” in terms of U.S. economic growth, said Peter Rodriguez, dean of Rice University's Jones Graduate 
School of Business. “It would take something really strange to make Austin stumble.” 
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Growth in the Austin area roared ahead after the 2020 slump at the height of the Covid-19 pandemic, 
when business activity locally and across the country essentially hit a standstill. Since that crisis, real 
gross domestic product in the Austin metro area— meaning the value of all goods and services produced, 
adjusted for inflation — climbed by a whopping 10.5% in 2021 and a still-huge 7.4% in 2022, according to 
federal statistics. 
 
For comparison, U.S. real GDP growth came in at 5.8% in 2021 and 1.9% in 2022. In Texas, it came in at 
5.7% and 2.7%, respectively, in those years. Metro-level GDP data is not yet available for 2023. But 
expectations are that the Austin area will likely once again log a solid gain — albeit just not at the 
nosebleed levels of the previous two years, which economists say were turbocharged by extremely low 
interest rates and the federal government's massive stimulus spending designed to speed a pandemic 
recovery. 
 
"Those (GDP growth) rates, 8% or 10%, are unsustainable," said Luis Torres, senior business economist 
at the Federal Reserve Bank of Dallas. “You can’t achieve those levels forever." But Torres said the 
Austin-area economy still has plenty going for it as the new year gets underway, even as he declined to 
make specific GDP forecasts for 2023 or 2024. "Right now, I can't see any redlines or red flags" that 
might prevent the Austin area from continuing to grow at a solid clip, he said. "People still want to move to 
Austin and people still want to live in Austin." 
 
Other economists contacted by the Austin Business Journal were less reticent in making predictions, with 
their forecasts for the region's likely 2023 growth rate ranging from 2%to 5% and for a 2024 growth rate 
potentially near 5%. "Anything at 3% or higher is very good" for a typical U.S. metro, said Rice's 
Rodriguez, who estimated that Austin-area GDP growth probably came in at a high-4% pace in 2023 and 
is likely to duplicate that performance this year. 
 
To be sure, higher interest rates enacted in 2023 have cooled the once-sizzling local housing market, 
while layoffs in the technology sector last year — a byproduct in some cases of post-pandemic hiring 
sprees — hit the Austin area particularly hard because of its status as a tech hub. The woes have trickled 
into other sectors, such as the office space market. 
 
According to an analysis last month by the Dallas Fed, the Austin area had an "unusually high" level of 
layoffs through the first 10 months of 2023 that were large enough to require reporting to state officials 
under the federal Worker Adjustment and Retraining Notification Act, known as the WARN act. The Austin 
area accounted for about 20% of statewide WARN layoffs during that period — equating to about 3,500 
jobs — which came in well above the region's average of about 6% of the statewide total from 2012 to 
2019. 
 
WARN notices don't encapsulate all layoffs in a region because many don't meet the reporting 
requirements, meaning job cuts in Austin and elsewhere last year were higher than the WARN numbers 
reflect. Still, the layoffs have come within the context of what has been a torrid pace of local hiring in 
recent years, culminating in about 1.34 million people working in the Austin metro in November — the 
most ever — according to figures from the Dallas Fed. 
 
The region added more than 245,000 jobs, or a 22% gain, from November 2018 to November 2023, a 
recent review of federal data by real estate data analytics firm RealPage showed. It was the biggest 
percentage increase among the major U.S. markets tracked. The Dallas metro topped the ranking, in 
terms of total number of jobs added over that period, with a gain of more than 456,000, or 17%. 
 
"I don't want to discount the individual pain of layoffs, but on net we are still adding jobs," said Jason 
Schenker, president of Austin-based Prestige Economics. “That means for everyone who gets laid off, 
there is more than one person getting a job." The local unemployment rate also remains low relative to 
many other regions, even though it ticked up in 2023. Adjusted for seasonal factors, it came in at 3.4% in 
November, the most recent figure available, higher than its rate of 2.8% in November 2022 but below 
both the comparable U.S. jobless rate of 3.6% and the statewide rate of 4.1%. 
 



  6 
cnbanktexas.com 

Meanwhile, plenty of magnets remain in the Austin area to attract new residents and workers. They 
include the $17 billion semiconductor plant being built in Taylor northeast of Austin by electronics giant 
Samsung, the growing regional footprint of electric vehicle maker Tesla Inc. and the myriad other 
companies that have expanded or relocated to the area in recent years. And, as always, the city's status 
as the seat of state government and home to the University of Texas keep them coming. 
 
With the U.S. Federal Reserve widely anticipated to cut interest rates in 2024 as inflation comes into 
check, economists expect the local real estate market to rekindle. "It should be a good year," Schenker 
said for Austin. "I think there are a lot of reasons to be optimistic about both the Austin economy and the 
Texas economy." He said local GDP probably grew 2% to 5% last year and appears well positioned to hit 
the top end of that range in 2024. 
 
Dirk Mateer, an economist and University of Texas professor, forecast growth for the Austin-area 
economy at a solid 5% in 2023 and said it should hit that mark again this year, barring an unforeseen 
shock to the national economy that reverberates across the country. "I don't think it can touch the 7.4% 
(of 2022), but if it were 5%, that would be fantastic" for a major U.S. metro, Mateer said. "There are so 
many new people in the area that it just naturally increases the GDP, (so) 4 to 5% is an easy call. All 
these major companies are here and all these related businesses are here and there is still a lot of 
migration into Texas — it's a perfect confluence." 
 
Source: Austin Business Journal “Strong growth seen as likely for Austin metro in new year despite speed bumps in '23”. Written by 
Bob Sechler. Published January 8, 2024. 
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Sales taxes, the barometer of local economies statewide, are listed below, according to the State 
Comptroller’s Office for the most recent quarter available. 

 

County Sales Subject to 
Tax (000’s) 

% Change from 
year on year 

Bell 1,157,244 -1.6% 
Williamson 3,052,647 -2.6% 

Milam 45,730 -3.9% 
Lee 60,086 -9.6% 

Travis 9,940,030 6.1% 
 

Projects 
 
ROUND ROCK (Austin Business Journal) – One of the region's most-anticipated projects is back on track 
— and much bigger than previously planned. Eight years ago, Mark IV Capital, a Newport Beach, California-
based commercial real estate firm, purchased a 66-acre plot near Interstate 35 and the State Highway 45 
toll road for a project known as The District. But the plans subsequently stalled, mostly due to shifting 
market conditions stemming from the coronavirus pandemic. Since then, the size of the project has more 
than doubled. The District is planned as a $500 million investment that will result in 3 million square feet of 
development and a minimum of 5,000 jobs at full buildout in 2039. Original plans called for 1 million square 
feet by 2039 and a $200 million investment. Developers took a big step toward completion on Feb. 23 when 
they secured approval from the Round Rock City Council for an amended development agreement. If all 
goes as planned, that would enable construction to start by the beginning of 2025. 
 
AUSTIN (Austin Business Journal) — Months after a Dallas-based developer revealed its vision for the 
31,000-acre former Alcoa aluminum plant near Rockdale, officials have announced plans to build a 1,200-
megawatt natural gas power plant on the site that can support the equivalent of 800,000 homes. The Feb. 
12 announcement ties together potential area-changing plans aimed at breathing new life into the site, 
which was an aluminum smelting plant for decades. The ranch is mostly reclaimed coal-mining land and 
the industrial space was in the past slated for Bitcoin mining. The site stretches across Milam and Lee 
counties and is located about 15 miles east of Taylor, where Samsung Electronics Co. Ltd. is building a 
multibillion-dollar chip factory. Xebec Holdings LLC purchased the land in 2021 for $240 million from Alcoa 
Corp. Xebec remained quiet on its redevelopment plans until last year when developers said they were 
aiming to build up to 50 million square feet of industrial space on 3,300 acres they called the Advanced 
Manufacturing and Logistics Campus. 
 
HUTTO (Community Impact Newspaper) – Construction is underway on the main thoroughfare, currently 
dubbed Spine Rd., which will become a hub for big tech manufacturing developments off US 79. The road 
will serve as the main roadway to the 1,400-acre Megasite, where tech companies are planning to build 
data center campuses. Titan Development has already begun working on an industrial park to provide 
companies with more storage, distribution, and manufacturing space. The $16 million roadway off FM 
3349 is being funded by bonds issued by the city. Construction is expected to be finished around August. 
 
CEDAR PARK (Austin Business Journal) – WorldSprings is planning to develop an eight-acre project in 
the New Hope development that could have more than 40 pools, including hot springs, a Dead Sea 
floating pool, and cold plunges. The WorldSprings project would be in the portion of the site that is 
dedicated to entertainment, restaurants, hotels, and more. Commissioners expressed concern about the 
water usage of the project amid Cedar Park's drought restrictions. Developers said their water use is 
comparable to that of a fast-food restaurant. New Hope is a joint venture of Cordova Real Estate 
Ventures, Riverside Resources, and Live Oak. The $250 million project is expected to total at least 
430,000 sf of industrial space and roughly 29,000 sf of retail space. 
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Retail 
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Industrial 
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Apartments 
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Housing / Construction & Demographics 
 

 
AUSTIN, Texas —In March, new home listings across the Austin-Round Rock-Georgetown MSA jumped 
to 4,714 new listings, 10.2% more than March 2023, leading to multiple markets reaching four months of 
inventory, according to the latest Central Texas Housing Report released by Unlock MLS. The data 
indicates that homeowners have confidence in their ability to sell their homes for good value while buyers 
now have a larger selection of home options, helping to keep price growth flat. 
 
Clare Losey, Ph.D., housing economist for Unlock MLS and the Austin Board of REALTORS®, noted that 
the increase in monthly inventory is a sign of a healthier and robust housing market. 
 
“The current housing market is more favorable for first-time homebuyers, with an uptick in new listings for 
the lowest priced homes. More inventory means more options tailored to buyers’ specific needs and 
interests, allowing them more personalization and choice of location when looking for their new home. It’s 
great to see the stability of the current market in the first quarter of 2024.” 
 
Source: Austin Board of Realtors “March 2024 Central Texas Housing Market Report”. Published April 12, 2024.  

Capital Markets 
 
As of 03/31/23 mortgage interest rate levels for conventional, conforming fixed rate loans, according to 
Freddie Mac, averaged 6.79% for a 30-year mortgage. The U.S. 10 Year Treasury sat at 4.21%. 
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Energy 
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CNB Commercial Lenders 
 

  
Joe Mahan, Branch President 
Cameron, TX - 254.697.6653 

 
Jim Morse, Branch President 
Rockdale, TX - 512.430.6316 

 
Ryan Stiba, Branch President 

Taylor, TX - 512.352.7641 
 

 
Tim Walther, Branch President 

Giddings, TX - 979.542.3136 

   
Jonathan Kamenicky,  

Branch President 
Pflugerville, TX - 512.670.1200 

 
Brian Cauthorn, Branch 

President 
Round Rock, TX - 512.218.5100 

 
Jeff Baker, Branch President 
Cedar Park, TX - 512.335.1748 

 
 

 
Claudia Conroy, Market 

President 
Killeen, TX - 254.870.4743 

 
Brad Hickman, Lending 

Officer 
Pflugerville, TX - 512.670.1200 

 
 
 

https://www.cnbanktexas.com/about/team-detail.html?cId=50977&title=joe-mahan
https://www.cnbanktexas.com/about/team-detail.html?cId=50978&title=jim-morse
https://www.cnbanktexas.com/about/team-detail.html?cId=50979&title=ryan-stiba
https://www.cnbanktexas.com/about/team-detail.html?cId=50980&title=tim-walther
https://www.cnbanktexas.com/about/team-detail.html?cId=50981&title=jonathan-kamenicky
https://www.cnbanktexas.com/about/team-detail.html?cId=50982&title=brian-cauthorn
https://www.cnbanktexas.com/about/team-detail.html?cId=50983&title=jeff-baker
https://www.cnbanktexas.com/about/team-detail.html?cId=53246&title=claudia-conroy
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About Citizens National Bank  
 
We are a $600 million in assets community financial institution and have been proudly serving Central 
Texas since 1900. That experience is what sets Citizens National Bank apart. A Cameron, TX based 
financial institution with eight branches across Central Texas including Milam, Lee, Williamson, Travis, 
and Bell counties. From Cameron to Cedar Park and several towns in between, we know and are active 
in each of our communities, making us better able to meet the banking needs of the communities we 
serve. Additional information can be found at cnbanktexas.com. 
 
 

Contact a lender for a copy of this report. 
 

 
 
 

Check out our current commercial real estate loan special. 
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