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Economy 
 

The Fed – Beige Book – April 23, 2025 
Federal Reserve Bank of Dallas 

 
Summary of Economic Activity 
Growth in the Eleventh District economy slowed to a slight pace over the reporting period. Nonfinancial 
services activity was flat, but manufacturing output rose modestly. Retail sales dipped, and loan demand 
increased slightly. Commercial real estate activity was stable, while housing demand remained tepid. 
Oilfield activity rose modestly. Employment and wages grew, while input cost pressures accelerated 
largely due to the expected pass through of higher tariff costs. Outlooks worsened with weakening 
demand, policy uncertainty, and inflation cited as primary concerns going forward. Numerous contacts 
voiced concern that heightened uncertainty stemming from on-again, off-again tariffs was making it 
increasingly challenging to plan. Stricter immigration policy, federal government layoffs, and a cutback in 
spending were also cited as headwinds for growth. 
 
Labor Markets 
Employment rose modestly over the reporting period. Several contacts noted a wait-and-see posture on 
hiring amid elevated domestic and trade policy uncertainty, while some firms, including airlines, cited 
layoffs. Energy executives said layoffs are expected this year, and that the pace may increase if oil prices 
remain close to or fall below $60. Wage pressures were stable during the reporting period. One 
manufacturer noted cutting wages due to cash flow issues. Firms expect wage growth to slow to 3.4 
percent over the next 12 months, down from 3.8 percent over the past 12 months. 
 
Prices 
Prices continued to increase at a moderate pace. Firms broadly expressed trepidation about the effect of 
tariffs on demand and costs, with some contacts indicating they will not be able to pass on the increases 
to clients. Several manufacturers cited higher raw material prices. The impact of tariffs on steel and 
machinery prices was a drag on the energy sector, particularly for firms with ongoing construction projects 
for whom the materials were a sizable share of costs. A few construction and real estate contacts said 
that tariffs had given their suppliers an excuse to raise prices, and some retailers cited being notified by 
their vendors of forthcoming tariff surcharges. Manufacturers and retailers expect selling price increases 
to accelerate over the next 12 months, while service sector executives expect price growth to remain 
moderate. 
 
Manufacturing 
Manufacturing output rebounded in March after weakening in February. The pickup in production 
spanned both durable and nondurable goods, with strength seen in transportation equipment, machinery, 
computer products, and food manufacturing. Utilization rates at Gulf Coast refineries remained at healthy 
levels despite seasonal softness. While manufacturing activity picked up, outlooks worsened. 
Manufacturers widely voiced concern that tariffs were becoming an increasing source of uncertainty, 
dampening demand, pushing up prices, and delaying and complicating business planning. 
 
Retail Sales 
Retail sales dipped during the reporting period. Declining growth in sales of nondurable consumer 
products outweighed growth in durable goods. Among durables, auto vehicle sales strengthened in 
anticipation of the announced tariffs. Overall retail outlooks weakened, as the potential impact of tariffs on 
pricing and demand weighed on sentiment. 
 
Nonfinancial Services 
Activity in nonfinancial services stalled out following moderate growth in the previous reporting period. 
Revenue rose in some sectors, however, with increases seen in transportation, health, and professional 
and business services. Demand for staffing services was flat to slightly up. Airlines noted that passenger 
demand had softened, with some of the weakness attributable to a marked decline in federal government 
travel. Port traffic remained strong as companies accelerated their inventory purchases ahead of tariffs. 
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Growth paused in the leisure and hospitality sector, which was attributed to uncertainty causing 
consumers to be more cautious with their discretionary spending. Outlooks deteriorated overall, with 
numerous contacts stating that heightened uncertainty surrounding domestic and trade policy was 
hindering their ability to plan with confidence. 
 
Construction and Real Estate 
Housing demand remained tepid. The spring selling season was characterized as modest and choppy, 
with a slight pickup in sales seen toward the end of the reporting period. Incentives for new homes, 
including price discounts, remained prevalent. However, there were scattered reports of builders being 
less aggressive on mortgage rate buy downs due to high costs. Home inventories rose, and prices were 
flat to down. Outlooks were cautious, weighed down by sluggish demand, high mortgage rates, and 
concerns regarding the impact of immigration and trade policy on consumer sentiment, labor supply, and 
construction costs. 
 
Commercial real estate activity was stable during the reporting period. Apartment demand remained solid, 
though rent growth continued to be lackluster. Office absorption was positive in some major markets, 
though vacancies remained elevated. Industrial demand stayed positive but there was apprehension 
about the impact of shifting trade policies on leasing activity and investment sales. 
 
Financial Services 
Loan volume and loan demand growth decelerated sharply in March. Credit tightening continued, but loan 
pricing declined. Loan nonperformance increased. In addition, bankers reported that business activity 
contracted after expanding over the last three months, and their outlooks retreated to cautiously 
optimistic. While respondents expect an improvement in loan demand and business activity six months 
from now, the sentiment is less broad-based, and it is tempered by expectations of a continued increase 
in loan nonperformance. 
 
Energy 
Activity in the oil and gas sector increased modestly over the reporting period. While drilling and 
completion activity is expected to remain steady over the next few months, contacts were worried that 
lower oil prices, eroding global growth outlooks, and tariffs would dampen activity later this year and lower 
spending plans for 2026. Outlooks worsened, and contacts expressed concern that heightened 
uncertainty surrounding tax, trade, and regulatory policy was making planning difficult and would likely 
hinder investment decisions. 
 
Agriculture 
Drought conditions persisted in parts of the district, though widespread rainfall was received late in the 
reporting period and provided much-needed moisture. Some extreme weather was seen, from wind and 
dust storms in the Texas panhandle to flooding along the coast. Grain prices moved down. Cattle and 
beef prices continued to trend up over most of the reporting period, with beef prices rising to new highs, 
though cattle prices faltered somewhat in early April. Drought conditions are a hurdle for ranchers looking 
to expand their herds. Looking ahead, contacts expressed some concern for agricultural exports due to 
tariff impacts. 
 
Community Perspectives 
Demand for social services remained elevated. Contacts said many private companies were under a 
hiring freeze, and the jobs posted online were not being filled. Nonprofit organizations, particularly those 
heavily reliant on federal funding, reported trimming budgets, implementing hiring freezes, laying off 
workers, and downsizing programming. There was a report of a housing services nonprofit possibly 
shutting down operations in mid-2025 due to funding disruptions. One contact noted that landlords were 
less willing to rent apartments to tenants reliant on federal funds due to the current policy climate and 
funding freezes. Some social service organizations said they have observed a slowdown in applications 
for new benefits and trepidation among clients seeking services in light of recent immigration policies. 
Research universities were also facing significant uncertainty due to the funding cuts from the National 
Institute of Health and National Science Foundation. 
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Housing / Construction & Demographics 
March 2025 Central Texas Housing Market Report: 

 
 
AUSTIN, Texas – According to the 2025-Q1 Central Texas Housing Report released by Unlock MLS, 
residential home sales across the Austin-Round Rock-San Marcos MSA declined to 6,698 listings, a 9.1% 
drop from the first quarter of 2024. During the same time frame, median sales price dipped 2.3% to 
$429,869 while housing inventory reached 5.3 months, moving the region closer into balanced housing 
market conditions. Quarterly numbers were strongly impacted by March 2025 sales activity, during which 
the five-county MSA experienced 9.3% fewer sales, gained 9.5% new listings and median sales price 
remained flat year-over-year. 
 
Clare Knapp, Ph.D., housing economist for Unlock MLS and the Austin Board of REALTORS®, pointed to 
affordability constraints as well as growing economic headwinds as key factors shaping early-year market 
activity. “We started the year with a continuation of similar trends that shaped the market in 2024. 
However, stubbornly high mortgage rates and a weaker local labor market weighed on buyer confidence, 
while many sellers remained reluctant to adjust pricing expectations. That squeeze on buyer power 
shaped much of the activity we saw in the first quarter, reinforcing the need for greater flexibility and 
balance on both sides of the transaction.” 
 
For the first quarter of 2025, the number of active listings on the market saw an 18.9% increase from 
2024-Q1, allowing buyers to benefit from greater choice and negotiating power, leading to longer decision 
timelines and more strategic purchases. These continued shifts point to a market that is evolving—
offering a more thoughtful pace for both buyers and sellers. 
 



  5 
cnbanktexas.com 

Brandy Wuensch, 2025 Unlock MLS and ABoR president, noted that current market conditions are 
enabling buyers to slow down, weigh their options and make more thoughtful decisions. “With a wider 
range of listings to choose from, buyers are using this time to evaluate their choices, be selective and 
focus on homes that best fit their needs and lifestyle. This shift allows buyers to be more intentional with 
their decisions and to plan for long-term success. Working with a REALTOR® is essential in this kind of 
environment someone who understands the nuances of the local market can help buyers navigate every 
step of the process with confidence and make more informed, strategic moves along the way.” 
 
Source: Unlock MLS: Central Texas home sales decline in Q1 amid economic uncertainty in continued high-rate environment 
 

Capital Markets 
 
As of 03/31/25 mortgage interest rate levels for conventional, conforming fixed rate 30-year mortgage 
loans, was 6.50% according to TIB. The U.S. 10 Year Treasury closed at 4.16%. The S&P 500 closed at 
5,674.50. 
 

 
 

 
 

Austin Market 
 
AUSTIN, Texas – According to data released from the Texas Workforce Commission, the Austin-Round 
Rock MSA unemployment rate decreased slightly from November 2024 to December 2024, and is now at 
3.1%, as represented by 46,403 unemployed residents. Key takeaways include: 
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• The Austin metro unemployment rate remains below the Texas (3.7%) and national rates (3.8%) in 
December. 
 

• According to TWC, the Austin metro gained 3,200 jobs from November to December. The region has 
experienced an annual growth rate of 1.7%, representing the collective addition of 22,700 jobs since 
December 2023. 
 

• Furthermore, TWC reports unemployment in the Capital Area/Travis County region decreased slightly 
to 3% from November to December, representing 26,573 unemployed residents. 

 
Sources: Texas Workforce Commission, Workforce Solutions Capital Area 
 

 

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 1,215,600 2.4% 
Williamson 3,292,130 6.5% 

Milam 65,084 38.8% 
Lee 178,768 6.6% 

Travis 10,203,150 -1.0% 
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Projects 
 
ROCKDALE (REBusiness) – Xebec is redeveloping a 33,000-acre former industrial park into a mixed-use 
district called Sandow Lakes. Built in the early 1950s, the property was an aluminum manufacturing plant 
until 2008. Phase one of the project will be called the Advanced Manufacturing Logistix Campus at 
Sandow Lakes and consist of 35 million sf of industrial space, including build-to-suit space. Development 
began last fall. First move-ins are slated to begin in third quarter 2026. Further plans for the development 
include the addition of residential, retail, office, and hospitality space connected by a series of lakes. 
 
MILAM COUNTY – T1 Energy Inc. will open an $850 million solar cell manufacturing facility. The plant, 
called G2 Austin, will be developed on 100 acres at the 3,300-acre Advanced Manufacturing Logistix 
Campus. According to T1, G2 Austin will be one of the largest solar manufacturing facilities in the U.S.  
G2 Austin is expected to begin production in the second half of 2026. 
 
AUSTIN (Connect CRE) – Seamless Capital is developing SoLa Mixed Use, a project with plans for 
office, residential, restaurant, and retail space. The development would rise on multiple lots at S. Lamar 
Blvd. and Skyway Circle, totaling about five acres. The first building would be eight stories tall and have 
387 multifamily units totaling 452,531 sf. The second building would be five stories and have 102,440 sf 
of office space and 4,480 sf of retail space. 
 
MANOR (Yahoo! Finance) – TransPak has opened a 300,000-sf facility at 12540 Entrada Blvd. The two-
building project will serve customers in the semiconductor, data center, aerospace, and defense 
industries. The buildings have temperature-controlled environments, advanced rigging capabilities, and 
warehousing, packaging, and logistics services. Other amenities include employee cafeterias, locker 
rooms, and a mezzanine overlooking operations. Construction lasted for three years. 
 
AUSTIN (Austin American-Statesman) –The 314-acre development previously known as Velocity, now 
renamed The Row, is set to transform the southeastern Austin area near Austin-Bergstrom International 
Airport. Developed by Presidium, the project will include thousands of apartments, retail and restaurant 
spaces, a hotel, and about 100 acres of green space. It has approvals for seven million sf of 
development. The first phase, expected to break ground in early 2025, will have a 6,250-sf restaurant site 
and 22,000 sf of retail space. The development’s first apartment complex, the 307-unit Del Via, is already 
underway. Units are expected to be ready in February. A third phase will include an AC Hotel by Marriott, 
100,000 sf of additional retail space, and over 300 additional apartments. The project team includes 
Chioco Design, Blacksmith Collaborative, KFM Engineering & Design, Asterisk Design, Retail Street 
Advisors, LandDesign, Leap!, Bay MEP, HWA Parking, and O’Brien Architects. 
 
CEDAR PARK (Austin Business Journal) – Holt Lundsford Commercial Investments has acquired 22 
acres along Scottsdale Dr. to develop a 281,000-sf industrial project. Plans call for three rear-load 
buildings measuring 138,600 sf, 97,200 sf, and 45,240 sf. Construction will begin in late 2025. 
 
GEORGETOWN (Austin Business Journal) - A Dallas-based developer is aiming to bring another "Main 
Street" to fast-growing Georgetown in the form of a high-end, mixed-use project encompassing about 620 
acres. Columnar Investments presented plans to the Georgetown City Council on March 25 for the 
Heirloom development, which would be located at the northwest intersection of Ronald Reagan 
Boulevard and County Road 248, across from where H-E-B LP is building a new store. Plans for the site 
include potentially 3,600 housing units, which would be a mixture of single-family homes, townhomes and 
apartments alongside 48 acres of parkland. It would also include at least 200,000 square feet of 
commercial space centered around a Main Street development that officials want to be similar to what the 
city has in its downtown square. The Georgetown Independent School District owns about 120 acres that 
would likely be used for a school site. The cost of the project was estimated at $100 million. Columnar 
officials told Community Impact that they're aiming to break ground in 2026. 
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Retail 
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Industrial 
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Apartments 
 

 
 

 
 
 
 
 
 
 
 
 



  12 
cnbanktexas.com 

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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