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INTRODUCTION

The City of Senatobia is the County Seat of Tate County. Senatobia is located
win northern Mississippi, approximately 35 miles from the City of Memphis,
Tennessee. Senatobia is located along Interstate 55. Major transportation
routes within the City, beside Interstate 55, include U.S. Highways 51 and 4, and
the CN Rail line.

The City of Senatobia is located within the northern reaches of the Yazoo River
Basin. This basin is the largest watershed within the State of Mississippi and the
basin includes eight major sub-basins and four major reservoirs.

The land area in which Senatobia is located is defined as the Mississippi Valley
Loess Hills and Plains region. The area is characterized by rolling hills and
highly erosive loess solls.

This Comprehensive Plan for Senatobia was developed in accordance with
generally accepted planning principals. The generalized Base Map for Senatobia
is shown in Map 1. The planning area was defined as a geographic area
approximately one to three miles outside the City limits. This Comprehensive
Planning Area, shown in Map 2, was determined to be the immediate area of
influence, or the area of interest for the city over the next 20-25 years. Planners
developed a parcel-based map of the City of Senatobia, which was utilized to
map existing land uses within the City. This map was utilized to develop a future
transportation plan and a future land use plan for the City of Senatobia. Also
land use was reviewed, within the planning area and the municipal limits of the
City of Senatobia. An existing land use survey was performed via a windshield
survey of this area to determine growth and development patterns of Senatobia.
This document I's an wupdate to the City of
adopted by the Senatobia Board of Aldermen in 1999.

A Comprehensive Plan is a document that, in broad terms, is a policy statement

to guide the future placement and development of community facilities and it is

the basis for a communi teguldteonssoffidadmapsiasdi on and
amendments to the subdivision and zoning ordinances. The Comprehensive

Plan identifies a future vision for the community, determines the projected growth

for the community and identifies policies to plan, direct and accommodate the

growth.

The Mississippi legislature, through Mississippi Code 817-1-1 defines those
minimum elements required to be addressed within a Comprehensive Plan.
These include:

e Goals and objectives for the long-range (20 to 25 years) development of
the City. Required goals and objectives shall address at a minimum:
residential, commercial and industrial development; parks, open space
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and recreation; street or road improvements, public schools and
community facilities.

e A land use plan that designates in map or in policy form the proposed
general distribution and extent of the uses of land for residences,
commerce, industry, recreation and open space, public and quasi-public
facilities and lands.

e A transportation plan depicting in map form the proposed functional
classifications for all existing and proposed streets, roads and highways
for the area encompassed by the land use plan and for the same time
period. Functional classifications shall consist of arterial, collector and
local streets, roads and highways.

e A community facilities plan as a basis for a capital improvements program
including, but not limited to, the following: housing; schools; parks and
recreation; public buildings and facilities; and utilities and drainage.

The 2008 Update to the City of Senatobia Comprehensive Plan is organized in
the following manner:

Future Land Use
Implementation & Plan Maintenance

Chapter
Chapter 1

Chapter 1 Introduction
Chapter 2 Population Characteristics
Chapter 3 Income & Employment Characteristics
Chapter 4 Existing Land Use
Chapter 5 Housing Characteristics
Chapter 6 Community Facilities Characteristics
Chapter 7 Transportation
Chapter 8 Vision, Goals, Objectives, & Policies
9
0

Chapters 1 through 6 address the existing conditions of Senatobia, while
Chapters 7 through 10 address the proposed future conditions for Senatobia.
Taken together, the text, maps, tables and figures represent an attempt by
Senatobiads | eadership to move successfully
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Blank Page for Map 1---Senatobia Base Map
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Blank Page for Map 2---Senatobia Planning Area Map
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POPULATION CHARACTERISTICS

Historic Population

The City of Senatobia was chartered and became a Mississippi municipality on
February 10, 1860. Census data gathered for the City of Senatobia indicates
Senatobia has always been the largest of the communities within Tate County.
As the County Seat, and as the center for transportation for the county,
Senatobia grew at a rate faster that the other communities within the County.

Figure 1. Historic Population in Tat County, Mississippi 18801 2000.
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The estimated population of the City of Senatobia in 2000 was 6,682 people. At
the turn of the century, the population of Senatobia was 1,156 people. The City
has grown steadily since 1890, with a decrease in population occurring only twice
within its history. Census data indicates that Senatobia had decreases in
population between 1910 and 1920 and between 1980 and 1990.

Table 1. Historic Population for the Senatobia, Coldwater and Tate County,
1890 to 2000

Year Senatobia Coldwater Tate County
2000 6,682 1,674 25,370
1990 4,772 1,502 21,432
1980 5,013 1,505 20,119
1970 4,247 1,450 18,554
1960 3,259 1,264 18,138
1950 2,108 949 18,011
1940 1,757 690 19,309
1930 1,264 664 17,671
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1920 1,126 856 19,636
1910 1,275 774 19,714
1900 1,156 557 20,618
1890 1,077 518 19,253

Source: U.S. Department of Commerce, Bureau of the Census, 2000

Growth rates within the City of Senatobia have been significant, over the history
of the City. Between 1950 and 1960, the population within the City increased by
54.6%, between 1960 and 1970, the population within the City increased by
30.3%. Between 1970 and 1980, the population within the City increased by
18.0% and between 1990 and 2000, the City experienced a growth rate of 40%.

Population Growth

As the City has grown, it gained a large percentage of the population of the
County. Near the turn of the twentieth century, most of the population within Tate
County lived in the rural areas of the county. Only about 5.6% of the population
lived within the City of Senatobia. As farming changed, people moved from the
rural areas of the County into the urban areas within the County. By 2000,
slightly more than one-quarter of the population within Tate County lived within
the City of Senatobia.

Migration has always been a steady, influential contributor to the population
growth within the City of Senatobia. The City of Senatobia captured new
residents as they moved from farming into other economic ventures in the early
history of the community. In the past four decades, migration into the community
has come from people moving their homes to be within commuting distance to
the Memphis region.

Table 2. Migration into Senatobia, 2000

City of Senatobia Tate County Mississippi
Number % of Population % of Population % of Population
over the age of 5 over the age of 5 over the age of 5
Population 5 + 6,348

Same house in 1995 2,848 44.9 60.8 58.5
Different house in 1995 3,487 54.9 38.9 40.6
Same county 1,361 21.4 16.8 22.5
Different county 2,126 33.5 22.0 18.0
Same state 1,318 20.8 12.1 9.4
Different state 808 12.7 9.9 8.6
Elsewhere in 1995 13 0.2 0.3 1.0

Source: U.S. Department of Commerce, Bureau of the Census, 2000

Census data indicated that 3,487 people, aged five years and older moved

bet ween 1995 and 2000. This accounted for
age 5 and older in 2000. Most of the new residents to Senatobia moved to the

City from other places within Mississippi. About 40% of the people who lived in a

different house in 1995 lived within Tate County. Another 40% of the people who

moved to Senatobia between 1995 and 2000, moved to Senatobia from another
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county in Mississippi. About 20% of the people living in Senatobia in 2000, and
who had relocated between 1995 and 2000, moved to Senatobia from another
State.

Table 3. Migration into Senatobia, 1990

City of Senatobia Tate County
Number % of Population Number % of Population
over the age of 5 over the age of 5
Population 5 + 4,450 19,826
Same house in 1985 2,052 46.0% 11,824 60.0%
Different house in 1985 2,398 54.0% 8,002 40.0%
Same county 1,043 23.0% 4,143 21.0%
Different county 1,355 31.0% 3,844 19.0%
Same state 836 19.0% 2,013 10.0%
Different state 512 12.0% 1,831 9.0%
Elsewhere in 1985 7 15 -

Source: U.S. Department of Commerce, Bureau of the Census, 1990

Not surprisingly, about 54% of residents responding to the Census in 1990
indicated that they had moved in the previous five years. About one-quarter of
the population over the age of five reported moving from a home within Tate
County. About one-third of the population of the City indicated that they had
moved into Senatobia in the previous five years from a different countyd most
new residents had moved from another county in Mississippi.

Census data from both decades illustrates that migration into the City is a very

important partoftheCity 6s popul ati on gr owt h. Bet ween 1
people indicated that they had moved to Senatobia from an area outside of Tate

Countyd this equates to about one in three people in the community. Between

1980 and 1990, about 1,355 people moved into Senatobia from areas outside of

Tate Countyd this equates to about one-third of the City population in 1990.

Besides natural growth and migration into the City of Senatobia, the City
increased its land area and population through annexation. During the last two
decades, the City has annexed land adjacent to the City limits on three
occasions. In each case, the city annexed land in response to and in anticipation
of the consistent population growth that the City experienced.

Existing Population

The estimated population for the City of Senatobia for 2006, including the
recently annexed area is approximately 7,448 people. This estimate is based
upon the existing population estimates developed by the Census Bureau, and it
assumes the same growth rate of 2.93% per year for the City of Senatobia and
the recently annexed area.
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Day Time Population

City public safety officials estimate that
each day due to the presence of workers, students and visitors to the City.

Northwest Community College, Magnolia Heights School and major employers

within the City contribute to this increase in daytime population.

The main campus of Northwest Community College is located in Senatobia. The
three-campus community college is a two-year school that provides both
vocational and academic/technical educations. Northwest Community College is
the largest community college in terms of districtd serving students in eleven
counties (Benton, Calhoun, DeSoto, Lafayette, Marshall, Quitman, Panola,
Tallahatchie, Tate, Tunica and Yalobusha). Northwest Community College has
three campuses- in Senatobia, in DeSoto County and in Oxford.

The primary campus of the Northwest Community College System is located in
Senatobia. The campus is approximately 247 acres and can provide housing for
up to 900 students, but it is also estimated that most students utilizing the
Senatobia campus commute to Northwest. Nearly 90% of the students of the
Northwest Community College system are in-district students, according to
enrollment figures from 2004-2005. And about 6.1% of students were from
outside of the district, but from Mississippi and about 3.8% of the students were
from out-of-state.

Table 4. Fall Enrollment for Northwest Community College System

Total
Fall 2006 6,294
Fall 2005 6,289
Fall 2004 6,328
Fall 2003 6,121
Fall 2002 5,850
Fall 2001 5,376

Source: Office of Research and Planning, Board of Trustees of State Institutions of
Higher Learning from data from the State Board for Community and Junior Colleges.

Information from the State Board for Community and Junior Colleges indicates
that enroliment, based upon fall class enrollment within the Northwest
Community College System has increased by 17.1% between Fall 2001 and Fall
2006.

Additionally, data from the 2004-2005 academic year indicated that nearly 80%
of the students enrolled at Northwest were in the academic curriculum, while
15.7% were taking classes in technical subjects and nearly 5% were taking
subjects within vocational classes.

About 465 students commute from outside the City of Senatobia to the Magnolia
Heights School each school day. The private school has children from pre-
kindergarten through grade twelve.
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Population Projections

Planners developed population projections for the City of Senatobia. These
projections are based upon an apportionment method. This method defines the
relationship between the population growth of the City and the County and
determined the City population based upon the projected growth for the County.

Planners utilized population projections for Tate County developed by the
Mississippi Institutions of Higher Learning, Center for Policy Research and
Planning. The projections for Tate County were developed in 2005. These
projections predict that by 2010, the population of Tate County will be 27,973
people and by 2020, the population of Tate County will be 30,149 people.

Utilizing these projections for County growth and the historical rate of growth of
the City within the County, it was determined that the population for the City of
Senatobia will be 7,944 people by 2010, 9,195 people by 2020 and 10,538
people by 2030.

Table 5. Population Projections for the City of Senatobia

2010 2020 2030

Population for Senatobia 7,944 9,195 10,538

Source: Slaughter and Associates, PLLC based upon data from Office of Research and
planning, Board of Trustees of State Institutions of Higher Learning from data from the State
Board for Community and Junior Colleges.

Population is projected to grow by approximately 18.8% between 2000 and 2010,
15.7% between 2010 and 2020, and 14.6% between 2020 and 203. The city
may anticipate a projected rate of population growth of approximately 57.7%
between 2000 and 2030.

The City has several unique and special places where a semi-permanent
population lives within group settings. These include the dormitories of
Northwest Community College, the Baddour Center, the Senatobia Convalescent
Center and the North Oaks Regional Medical Center. Through the utilization of a
land use projection tool, planners determined that population living in institutional
housing arrangements will likely see an increase in population from 181 people in
2000 to 240 people in 2020. Additionally, the population living in other group
living arrangements will likely see an increase in population from 947 people in
2000 to 1,714 people in 2020.

Planners made several assumptions upon which the population projections are
made. These include:
Population within the City of Senatobia will continue to grow.

The City population will continue to grow as a proportion of the County
population & historically this growth has averaged about 2.1 % per year.
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Population projections are subject to uncertainty. The assumptions that form the
basis of these projections are historical trends, which may or may not be
replicated within the future. Therefore, the limitations of the projections should
be kept in mind when making decisions based upon the population projections.
From time to time, decision-makers should review and revise these projections.

Age
The City of Senatobia tends to be unique in its age characteristics. A significant
proportion of the Cityds population is betwe

the location of Northwest Community College in Senatobia. The City also has a
significant proportion of its population of young working age, between the ages of
30 and 39.

In general, the population in the City of Senatobia is composed of young adults
and young working age residents. The figure that follows portrays the age and
the sex of the population in Senatobia in 2000. The figure is not characteristic of
the typical age/sex pyramid for the United States. The typical representation of
age and sex within the United States would be represented by a pyramid that is
constrictive. There would be larger percentage of the population in the older age
brackets, specifically in the non-child-bearing years.

The graphic, which represents age and sex in Senatobia, is moderately reflective
of an expansive population. There tends to be a high proportion of the
population under 18 and a significant proportion of the population within
childbearing years. The graphic indicates that there are a significant number of
city residents between the ages of 18 and 21, between the ages of 22 and 29,
between the ages of 30 to 39 and between the ages of 40 and 49.

Figure 2. Age and Sex of Residents of the City of Senatobia, 2000.

Age and Sex of Residents of the City of Senatobia, 2000
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Source: U.S. Department of Commerce, Bureau of the Census
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Figure 2 indicates that the City may anticipate slow growth due to natural growth,
but the City will continue to experience the bulk of its growth from in-migrationd
from families and individuals choosing to move to the City of Senatobia.

A majority of the population in the City of Senatobia is composed of young adults

and young working age residents. More thanone-hal f of the Cityos
2000 was between the ages of 18 and 49. Comparably about 45% of the

population within Tate County was between the ages of 18 and 49 and only 46%

of the population within the State of Mississippi was between the ages of 18 and

49.

Table 6. Percentage of Population by Age within the City of Senatobia,
2000

Senatobia Tate County Mississippi
Number Percentage of Total | Number Percentage of Total Percentage of Total
City Population County Population State Population
Under 5 425 6% 1,740 7% 8%
5t09 485 7% 1,890 7% 5%
10to 14 463 7% 2,036 8% 5%
15to 17 286 4% 1,202 5% 6%
181to 21 1,078 16% 2,103 8% 8%
221024 266 4% 872 3% 5%
2510 29 472 7% 1,554 6% 8%
30to 39 861 13% 3,536 14% 8%
40to 49 789 12% 3,618 14% 17%
50 to 59 576 9% 2,860 11% 12%
60 to 64 179 3% 1,064 4% 5%
65 to 69 182 3% 841 3% 4%
70to 79 334 5% 1,294 5% 6%
Over 80 280 4% 760 3% 4%

Source: U.S. Department of Commerce, Bureau of the Census

Another attribute of the population of the City of Senatobia is the number of
young adults between the ages of 18 and 21. Fully 16% of the population of the
City of Senatobia falls within these three years. The presence of Northwest
Community College is a likely reason for this exceptionally high proportion of
residents within this three-year age bracket. Comparably, about 8% of the
population of Tate County and about 8% of the population of the State was
between the ages of 18 and 21 in 2000.

In 2000, about 24% of the population of the City of Senatobia was under the age
of 18. This equated to 1,248 people living within the City. Comparably, about
27% of the population of Tate County was under the age of 18, but the
percentage of the under 18 demographic in Senatobia was consistent with that of
the State of Mississippi.

11
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Nearly 12% of the City population or approximately 796 people in Senatobia in

2000 were 65 or older. Comparably, about 14% ofthe St at eds popul ati or
2000 was 65 or older. The City of Senatobia had a slightly lower percentage of

the senior population compared to the State of Mississippi.

Table 7. Percentage of Population by Age Group in the City of Senatobia,
Tate County and the State of Mississippi, 2000

Under 18 | 18-24 | 25-49 | 50-64 | 65 and Over

2000

City of Senatobia (pre-annexation corporate limits) 24.0% 20.0% | 32.0% | 12.0% 12.0%
Tate County 27.0% | 11.0% | 34.0% | 15.0% 11.0%
Mississippi 24.0% 13.0% | 33.0% | 17.0% 14.0%
1990

City of Senatobia (pre-annexation corporate limits) 25.0% 21.0% | 29.0% | 10.0% 15.0%
Tate County 30.0% 12.0% | 33.0% | 13.0% 13.0%
Mississippi 29.0% | 11.0% | 34.0% | 13.0% 13.0%

Source: U.S. Department of Commerce, Bureau of the Census

Between 1990 and 2000, the population within the City of Senatobia became

more concentrated in the age categories reflective of adulthood, specifically

wor king age population. Bet ween 1990 and 20
population under the age of 18 and over the age of 65 decreased slightly, while

the proportion of the working age population increased slightly.

Race and Ethnicity

The population within the City of Senatobia tends to be slightly less diverse than
that for the Memphis Metropolitan Statistical Area. In 2000, about two-thirds of
the population of the City of Senatobia was White and Non-Hispanic; slightly less
than one-third of the population in Senatobia was African-American. Additionally,
about 1.2% of the population was of another race that was not Hispanic and
about 0.9% of the population of the City of Senatobia was Hispanic.

Table 8. Race and Ethnicity in Senatobia, Mississippi Over Time

2000 1990 1980
Number | % Number % Number %
White, Non-Hispanic 4,513 | 67.5 3,321 | 69.6 3,506 69.9
African-American, Non-Hispanic 2,035 | 30.5 1,410 | 295 1,442 28.8
Other races, Non-Hispanic 77| 12 23 0.5 11 0.2
Total Hispanic, All races 57| 0.9 18 0.4 54 1.1

Source: U.S. Department of Commerce, Bureau of the Census

Comparatively, slightly more than one-half (51.9%) of the population within the
Memphis Metropolitan Statistical Area was White and Non-Hispanic in 2000 and
about 43.3% of the population within the Metropolitan Statistical Area was
African-American and Non-Hispanic in 2000. About 2.4% of the population in the
Memphis Metropolitan Statistical Area identified with another race. And about
2.4% of the population in 2000 was Hispanic.

12
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The American Community Survey, a survey of the Census, was completed in
2005. This survey indicated that the population within the Memphis Metropolitan
Statistical Area was becoming more diverse. Data for 2005 indicated that 44.6%
of the population was African-American, 2.8% of the population was of a race
other than African-American or white, and 3.1% of the population was Hispanic.
Detailed data from 2005 was not available for the City of Senatobia, but only for
the larger region.

Data from the 2000 Census indicates that Senatobia is generally comparable in
race and ethnicity with the State of Mississippi. Census data from 2000 indicated
that approximately 61.4% of the State population was White, 36.3% of the
population was African-American and 2.3% of the population represented other
races. Census data also indicated that 1.4% of the population of the State of
Mississippi were Hispanic or Latino.

Educational Attainment

According to the 2000 Census, approximately 78.1% of the people over the age
of 25 that lived within the City of Senatobia achieved a high school diploma or
equivalency. About 19% of the populati on wi t hi n the city achi ev:i
degree, graduate degree or professional degree. Comparatively, the City of
Senatobia exceeds the average for the State of Mississippi and compares
favorably with the Nation. The City of Senatobia also has a comparable number
of college graduates and residents with some college. Higher education, at least
at the community college level is locally accessible within the City of Senatobia.
The main campus of Northwest Community College is located within the City.
The Institutes for Higher Learning indicated that in 2006, 6,294 students were
enrolled at Northwest Community College, including 900 students that lived on
campus and approximately 4,000 students that commuted to the school.

Specific Census data from the year 2000 for the population age 25 and older, of
the City of Senatobia indicated that 78.1% of the population had achieved a high
school diploma or equivalency. Attainment rates for a high school diploma by
Senatobia residents are higher than the average for the State of Mississippi
(72.5%), but slightly lower than the graduation rate for the nation, which is 80.4%.

The percentage of Senatobia residents with a high school equivalency or diploma
is about the median for the northern Mississippi region. Northern Mississippi
cities located near Senatobia that had higher percentages of residents with high
school equivalency or diplomas included Olive Branch (86.8%), Horn Lake
(81.0%), and Oxford (80.2%). The City of Senatobia had a higher percentage of
residents with high school equivalency or diplomas than Hernando (76.9%),
Batesville (68.2%) and Coldwater (69.5%).

The percentage of Tate County residents with a high school diploma or
equivalency was 71.7% in 2000. Both DeSoto County and Lafayette County had

13
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a higher percentage of the population that had achieved a high school diploma or
equivalency.

Table 9. Percentage of Population with High School Diploma or
Equival ency and with Bachel or6s Degree or Hi
Counties, 2000

% of Population High School % of Popul ation Ba
Graduates or Equivalency Higher

Cities and Places
Senatobia 78.1 19.0
Coldwater 69.5 115
Hernando 76.9 19.2
Olive Branch 86.8 20.8
Batesville 68.2 19.6
Oxford 80.2 46.1
Horn Lake 81.0 9.5
Southaven 82.9 14.3

Counties

Tate County 71.7 12.3
DeSoto County 81.6 14.3
Panola County 63.5 10.8
Tunica County 60.5 9.1
Lafayette County 78.5 31.1
Marshall County 61.0 9.0
Union County 68.5 13.2
Mississippi 72.5 16.9
United States 80.4 24.4

Source: U.S. Department of Commerce, Bureau of the Census

The population within the City of Senatobia had a significantly higher percentage

of the population that had earned a Bachel or
Tate County and the State of Mississippi. According to 2000 Census data,

approximately 19.0% of the population within the City of Senatobia had achieved

a Bachel ord6s degree, Masters degree, Graduat
Within the north Mississippi Region, several other cities had higher percentages

of residents with higher education degrees. These cities included Oxford and

Olive Branch. But generally, Senatobia was consistent with the Cities of

Hernando and Batesville in the percentage of the population which held

Bac hel or6s degree or higher. Nationally, abc
a Bachel orb6s degree, Graduate degree or Prof
State of Mississippi 16.9% of the population achieved such a degree.

14
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Figure 3. Educational Attainment for Residents of the City of Senatobia,
2000.

Educational Attainment for Residents (age 25 and older) of
the City of Senatobia, 2000
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Source: U.S. Department of Commerce, Bureau of the Census

Senatobia residents age 25 and older in 2000 were likely to have a high school
diploma, college or a college degree. Indeed in 2000, only about 22% of the
residents age 25 or older had limited educations. About 23% of the population
had some college, but had not achieved a degree and about 29% had finished
high school but had not sought higher education. About 7% of City residents had
achieved an Associates degree as the highest level of educational attainment.
About 15% of the residents within the
their highest level of educational attainment and about 4.2% had achieved a
professional or graduate degree. Nearly 37% of the peopl e wi
graduate or professional degree in Tate County lived within the corporate limits of

Senatobia.

city h

Table 10. Educational Attainment for the Population Aged 25 and Older in
the City of Senatobia, Tate County, the State of Mississippi and the
Memphis Metropolitan Statistical Area, Over Time

| Senatobia | Tate County | Mississippi | Memphis MSA

Percent high school graduate or higher

2000 78.1 71.7 72.9 79.0
1990 69.4 61.0 64.3 72.1
1980 62.2 62.1
1970 54.9 46.6
Percent bachel orés degree or higher

2000 19.0 12.3 16.9 22.0
1990 21.6 11.7 14.7 18.2
1980 16.4 14.1
1970 14.7 8.9

Source: U.S. Department of Commerce, Bureau of the Census

15
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Between 1990 and 2000, a higher percentage of the population within the City of
Senatobia achieved their high school diploma or equivalency. In 1990 about
one-third of the population had not graduated from high school or attained an
equivalency. By 2000, less than one-quarter of the residents had not achieved a
high school equivalency or a diploma.

Figure 4. Educational Attainment for Residents of the City of Senatobia,
1990.

Educational Attainment for Residents (age 25 and older) of
the City of Senatobia, 1990

13% 9% 14%
(]
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16% 24%

O Less than 9th Grade B 9th to 12th Grade (no diploma)
0O High School Graduate (includes equivalency) O Some College (no degree)
B Associates Degree O Bachelor's Degree

B Graduate or Professional Degree

Source: U.S. Department of Commerce, Bureau of the Census

In the decade between 1990 and 2000, a higher percentage of residents within

the City of Senatobia attended college, but a lower percentage of Senatobia

residents achieved graduate or professional degrees. In 1990, about 16% of the

City population attended college but not graduated, compared with 23% in 2000.

Additionally about 21.6% of the population graduated from college with a

bachel ords degree or professional or graduat
19.0% in 2000. By 2000, the City had a higher percentage of residents with a

bachel ords degree than i nofredideniswithrut a | ower
professional or graduate degree. In 2000, about 15% of residents achieved a

bachel ords degree as their highest educati on
1990. Only 4% of the residents of the city achieved a graduate or professional

degree in 2000, compared to 9% in 1990.
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INCOME & EMPLOYMENT CHARACTERISTICS

Households

While the population increased within the City of Senatobia by 40% between
1990 and 2000, the increase in the number of households (36.5%)was almost
consistent with the growth in population. This is slightly surprising, since the
trend nationally has been towards smaller households. In fact, in Senatobia, the
average household size in 1990 was 2.63 people per household and in 2000 the
average household size was 2.6 people per household. In 2000, there were
2,137 households within the City, compared to 1,543 households in 1990. Nearly
three-quarters of the households within the City were family households.

Median Household Income

According to 2000 Census Data, the per capita income of residents of the City of
Senatobia was higher than the per capita income of residents of the State of
Mississippi, and slightly higher than the per capita income of residents of Tate
County. The per capita income measures the average amount of income
generated by all residents within the boundaries of the city from all sources of
income including wages and transfer payments. The 2000 Census indicated that
the per capita income in the City of Senatobia was $16,434.

Table 11. Comparison of Income, 2000
Per Capital Income  Median Household

Income
Tate County $16,154 $35,836
Senatobia $16,434 $33,698
Coldwater $12,330 $26,058
Hernando $20,731 $43,217
Olive Branch $22,680 $55,187
Horn Lake $17,183 $40,396
Batesville $15,814 $29,875
DeSoto County $20,468 $48,206
Panola County $13,075 $26,785
Marshall County $14,028 $28,756
Tunica County $11,978 $23,270
Lafayette County $16,406 $28,517
Mississippi $15,853 $31,330
United States $21,857 $41,994

Source: Bureaulod Census, U.S. Department of Commerce

In 2000, the median household income of residents of the City of Senatobia was
$33,698. The median household income within the City of Senatobia lay within
the mid-range within the region, but was slightly higher than the median
household income for the State of Mississippi.
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Table 12. Comparison of Income, 1990
Per Capital Income  Median Household

Income
Tate County $9,212 $22,207
Senatobia $9,639 $23,664
Coldwater $7,377 $17,083
Hernando $12,078 $25,885
Olive Branch $12,807 $32,995
Horn Lake $11,628 $28,631
Batesville $9,338 $21,000
DeSoto County $12,509 $31,756
Panola County $7,537 $21,119
Marshall County $7,599 $18,492
Tunica County $6,449 $10,965
Lafayette County $9,196 $18,186
Mississippi $9,648 $20,136
United States $17,240 $30,056

Source: Bureau of the Census, U.S. Department of Commerce

Census data from 1990 indicated that the per capita income of residents of the
City of Senatobia was $9,639 and the median household income was $23,664.
Both the per capita income and the median household income of residents of the
City of Senatobia were higher than that for residents of Tate County. The per
capita income and median household income of residents of Senatobia were
comparable to State averages.

Between 1990 and 2000, the per capita income of residents statewide in
Mississippi grew by 64%. The median household income of State residents grew
by 55.6%. Within the City of Senatobia, during this same timeframe, the per
capita income grew by 70.5% and the median household income grew by 42.4%.

Table 13. Median Household Income of Households in
Senatobia and Tate County

Senatobia Tate County
1990 2000 1990 2000
Median Household Income $23,664 $33,698 | $22,207 | $35,836
Percent Change 42.4% 61.4%

Source: Bureau of the Census, U.S. Department of Commerce
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Poverty

About 17.7 % of the individuals that lived within the City of Senatobia had an
income below the poverty level in 2000, according to the Census Bureau.
Comparably about 19.9% of Mississippians lived below poverty in 2000. Within
the region, the percentage of the population that lived below the poverty level in
DeSoto County was very low- ranging from 6.7% of the individuals to 5.2% of the
individuals. However, compared to other communities located in north
Mississippi, the City of Senatobia had a lower percentage of individuals living
below the poverty level.

Between 1989 and 1999 the number of people living below poverty in the City of
Senatobia increased, but the percentage of residents living below poverty
decreased from 22.0% to 17.7%. Census data from 2000 indicated that about
one-half of the individuals living below the poverty level were between the ages
of 18 and 64 and one-third of the population living below the poverty level where
under the age of 18. In 1990, about 36.9% of the people living below poverty
were under the age of 18 and 21.0% were over the age of 65. These statistics
indicate a growing number of residents of working age living below poverty.

Percent of Income Spent on Housing

Housing within the City of Senatobia tends to be affordable. Nearly one-half of
the homeowners within the City of Senatobia paid less than 15% of their monthly
household income on housing, compared to 42.4% for the State of Mississippi.

Table 14. Selected Monthly Owner Costs as a Percentage of
Household Income in 1999

Senatobia Tate County
Number Percent Number Percent
Less than 15% 559 48.9 1,806 43.0
15t019 % 172 15.1 670 16.0
20 to 24% 150 13.1 479 11.4
25 to 29% 61 5.3 197 4.7
30 to 34% 97 8.5 251 6.0
35% or more 170 14.9 708 16.9
Not computed 30 2.6 89 2.1

Source: Bureau of the Census, U.S. Department of Commerce

The U.S. Department of Housing and Urban Development determined that
households are cost-burdened if the household pays 30% or more of their
household income for housing. Across the State of Mississippi, approximately
21.0% of the owner households spent more than 30% of their monthly income on
housing. Within the City of Senatobia, about 23.4% of the homeowners spent
more than 30% of their monthly income on housing. This equated to 267
households.
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Approximately four of every ten homeowners within the City of Senatobia did not
have a mortgage. A higher percentage of homeowners within the City of
Senatobia did not have mortgages compared with homeowners in Tate County
and homeowners across the state. About 62.1% of homeowners in Mississippi
carry a mortgage and about 37.9% of homeowners in Mississippi do not carry a
mortgage.

Table 15. Mortgage Status of Senatobia and Tate County Households, 1999

Senatobia Tate County
Number Percent Number Percent
With a Mortgage, 742 59.9 2,749 65.5
Without a Mortgage 497 40.1 1,451 34.5

Source: Bureau of the Census, U.S. Departmeameofé&om

Approximately 30.6% of the renting households within the City of Senatobia paid

more than 35% of their household income on housing. About 26.3% of Tate

Countybés renter households paid more than 365
housing and 27.6% of renter households across the State of Mississippi paid

more than 35% of their household income for housing.

Table 16. Gross Rent as a Percent of Housing Income in 1999
Senatobia Tate County
Number Percent Number Percent

Less than 10% 86 10.3 187 10.5
10t0 14 % 78 9.3 174 9.7
1510 19% 82 9.8 179 10.0
20 to 24% 126 15.1 190 10.6
25 to 29% 61 7.3 130 7.3
30 to 34% 36 4.3 94 5.3
35 to 39% 71 8.5 102 5.7
40 to 49% 67 8.0 124 6.9
50 % or more 118 14.1 244 13.7
Not computed 110 13.2 362 20.3
Median 24.6 24.5

Source: Bureau of the Census, U.S. Department of Commerce

About 14.1% of the renting household paid more than 50% of their income on
housing in 2000, according to Census data. This was about 118 households

within the City of Senatobia. Comparably, in 2000 about 17.1% of Mississippi
households spend more than 50% of their income on housing.

In general, renting households within the City of Senatobia paid about 24.6% of

their income on housing. On average, Mississippi renting households paid about
25.0% of their income on housing.
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Employment

It is important for any community to understand the predominant occupations and
employment industry sectors in which residents work. This can help a
community understand the how the community may be affected by changes
within the national and regional economy, understand the types of markets for
housing, goods and services that would appeal to residents and to determine the
types of community service needs including transportation needs the community
may have.

Significant findings include:

¢ A significant proportion of the population in Senatobia and Tate County
are part of the civilian labor force, compared to other places within the
State.

¢ Most working residents of Senatobia and Tate County are employed within
the private wage jobs.

e There are a lower proportion of residents of Senatobia employed in
government jobs and self-employed compared to the State of Mississippi.

e A significant portion of the working residents within the City of Senatobia
commutes to employment centers located outside the City of Senatobia.

¢ Aslightly higher percentage of the residents of Senatobia were employed
in white-collar occupations of management and professions.

e The percentage and the number of residents employed in management
and professional occupations increased slightly from 1990 to 2000.

e Employment in the education, health care and social services employment
sector is increasing.

¢ While the percentage of residents employed in sales and in manufacturing
decreased between 1990 and 2000, these were still significant
employment sectors of city residents.

Labor Force

About 59.9% of the residents of Senatobia, aged 16 and older, were part of the
civilian labor force in 2000. Census from 2000 indicated that 77.4% of the civilian
labor force was employed as private wage and salary workers, about 16.0% were
employed by government organizations and 6.4% were self-employed.

Compared with information gathered for the State of Mississippi:

A higher percentage of residents of Senatobia were in the civilian labor
force than the average within the State;

A higher percentage of residents of Senatobia were employed by private
wage employers as compared to the State average; and,

A lower percentage of residents living in Senatobia were employed by
government organizations as compared to the State average.
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About 61.9% of the residents of Tate County, aged 16 and older, were part of the
civilian labor force in 2000. The civilian labor force in Tate County was 11,876
people in 2000. This was about 38.1% of the county population. Similar to the
City of Senatobia, about 77.5% of the civilian labor force in Tate County was
employed in private wage jobs. About 13.6% of the labor force was employed
with government organizations and about 8.7% of the labor force was self-
employed.

Figure 5. Civilian Labor Force in Tate County, 1990 to 2006.

Civilian Labor Force in Tate County, 1990 to 2006
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Source: Mississippi Department of Employment Security
The Mississippi Department of Employment Security indicated that 12,000 Tate
County residents were part of the civilian labor force in 2006, and 11,200

residents were employedd the highest number of employed residents in Tate
County in the past sixteen years.
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About 75% of the employed residents of the City of Senatobia over the age of 16
worked within three occupational categories in 2000. These employment
categories included the (a) management, professional and related occupations,
(b) sales and office occupations and (c) production, transportation and material

moving occupations.

Table 17. Employment of Senatobia Residents 16 Years of Age and Older,

by Occupation, 2000

Senatobia Tate County Mississippi
Number | Percent | Number | Percent Percent

Management, professional & related occupations 722 29.5% 2,465 23.1% 27.4%
Service occupations 393 16.1% 1,526 14.3% 14.9%
Sales & office occupations 583 23.8% 2,545 23.9% 24.9%
Farming, fishing & forestry occupations 14 0.6% 102 1.0% 1.2%
Construction, extraction & maintenance 203 8.3% 1,577 14.8% 11.2%
occupations
Production, transportation & material moving 530 21.7% 2,439 22.9% 20.4%
occupations

Source: U.S. Department of Commerce, Bureau of the Census

A higher percentage of the population in Senatobia was employed in the
management, professional and related occupations category compared to Tate

County and the State of Mississippi. About 29.5% of the population in Senatobia
was employed in management, professional or a related administrative
occupation, compared with 27.4% for the State of Mississippi and 23.1% for Tate

County.

Figure 6. Occupation of Residents of the City of Senatobia, 2000.

Occupation of Residents of the City of Senatobia, 2000
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Source: U.S. Department of Commerce, Bureau of the Census

Residents of Senatobia were likely to be employed within the sales and office
occupations category. About 23.8% of the residents were in occupations within
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this category. The percentage of residents employed within this category was
consistent with the percentage of residents employed within this category for
Tate County, but slightly lower than that for the State of Mississippi.

Residents of Senatobia were also likely to be employed within the production,
transportation and material moving occupations. About 21.7% of the residents of
the City were likely to be employed within these occupations. The percentage of
residents employed within this category was consistent with both the percentage
of residents employed within this occupation for Tate County and the State of
Mississippi.

Figure 7. Occupation of Residents of Tate County, 2000.

Occupation of Residents of Tate County, 2000
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Source: U.S. Department of Commerce, Bureau of the Census

About 16.1% of the residents in the City of Senatobia were likely to be employed
in service occupations. The percentage of residents of Senatobia employed
within service occupations was much higher that the percentage of residents of
Tate County and the State of Mississippi employed in service occupations.

Between 1990 and 2000 there were a few subtle shifts in the types of
occupations in which Senatobia residents were employed. Generally, between
1990 and 2000, the percentage of residents employed in sales and clerical
occupations decreased, and the percentage of residents employed in
transportation, production and material making occupations decreased. It should
be noted that nationally, there was a decrease in the percentage of residents
employed in the transportation, production and material making occupations.
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Figure 8. Occupation of Residents of Senatobia, 1990.

Occupation of Residents of Senatobia, 1990

10% 8%
506 770 13%
1%

13%
1%
13% 2% 0% 17%

13%

O Executive, administrative and managerial occupations
B Professional specialty occupations

O Technicians and related support occupations

O Sales occupations

B Administrative support occupations, including clerical
O Private household occupations

B Protective service occupations

O Service occupations, except protective and household
B Farming, forestry and fishing occupations

B Machine operators, assemblers, and inspectors

O Transportation and material moving occupations

O Handlers, equipment cleaners, helpers, and laborers
B Precision production, craft and repair occupations
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Between 1990 and 2000, the percentage of residents of the City of Senatobia
employed in professional and management occupations increased. In 1990
about 22% of the residents of the City of Senatobia were employed in
professional and management occupations and in 2000, about 29.5% of the
population was employed in these occupations.

Residential Employment by Industry

Senatobia residents tended to be employed in the following industrial
employment sectors, (1) education, health and social services, (2) manufacturing
and (3) retail trade. Census data indicates that in the decade between 1990 and
2000, the employment sectors employing Senatobia residents diversified- a trend
not necessarily witnessed in Tate County or the State of Mississippi.

Compared with similar statistics for the State of Mississippi in 2000, the City of
Senatobia had a higher percentage of residents employed in education, health
and social services. The City is consistent with the State of Mississippi with the
percentage of population employed in manufacturing and retail trade. A lower
percentage of residents of Senatobia were employed in construction compared
with both the State of Mississippi and with Tate County.
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Figure 9. Employment of Senatobia Residents by Industry, 2000.
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Census data from 2000 indicated that 26% of the residents of the City of
Senatobia were employed within the education, health care and social services
industries. Approximately 19% of the residents of Senatobia were employed
within the manufacturing industries. Approximately 14.5% of the residents of the
City of Senatobia were employed within the retail trade industry. Together these
three industrial sectors accounted for about 59% of the employment of Senatobia
residents.

Forty-one percent of City residents were employed within the following sectors:

7% employed in the arts, entertainment, recreation, accommodations and
food services.

6% employed in transportation and warehousing

6% employed in professional, scientific, management, administrative and
waste management.

5% employed in finance, insurance, real estate and rental and leasing

5% employed in other services, not specifically defined in the above chart.
5% employed in construction.

3% in public administration.

2% in wholesale trade.

1% in agriculture, forestry and mining.
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Table 18. Employment of Residents age 16 Years of Age and Older of
Senatobia, Tate County and Mississippi, by Industry, 2000

Senatobia Tate County Mississippi
Number | Percent | Number | Percent | Percent

Agriculture, forestry, fishing and hunting & 28 1.1% 357 3.4% 3.4%
mining
Construction 132 5.4% 1,141 10.7% 7.6%
Manufacturing 440 18.0% 2,020 19.0% 18.3%
Wholesale trade 54 2.2% 427 4.0% 3.4%
Retail trade 354 14.5% 1,337 12.5% 11.8%
Transportation & warehousing 156 6.4% 663 6.2% 5.4%
Information 21 0.9% 162 1.5% 1.8%
Finance, insurance, real estate, & rental & 134 5.5% 455 4.3% 4.8%
leasing
Professional, scientific, management, 157 6.4% 497 4.7% 5.2%
administrative, & waste management
Educational, health & social services 607 24.8% 1,919 18.0% 20.1%
Arts, entertainment, recreation, accommodation 164 6.7% 803 7.5% 8.3%
& food services
Other services (except public administration) 118 4.8% 521 4.9% 4.8%
Public administration 80 3.3% 352 3.3% 5.1%

Source: U.S. Department of Commerce, Bureau of the Census

Tate County residents in 2000 were likely to be employed in manufacturing, in
education, health and social services, in retail trade and in construction. These
four employment sectors accounted for 60% of the employment of Tate County
residents. These four sectors offered slightly more diversification in employment
than that for the City of Senatobia.

Figure 10. Employment of Tate County Residents, 2000.
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Resident employment by industry sector within the City of Senatobia has
experienced some minor shifts in employment sectors during the ten years

between the 1990 and the 2000 Census.

In 1990, the top three industrial sector

resident employers accounted for 66% of employment compared to 59% in 2000.

Figure 11. Employment of Senatobia Residents by Indust

ry, 1990.
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Between 1990 and 2000 the number of residents of Senatobia employed within
education, health care and social services sector jobs increased from between
18% to 22% in 1990 to 26% in 2000. Employment by Senatobia residents in the
manufacturing sector decreased from 27% in 1990 to 19% in 2000. Resident
employment also decreased in the retail sector from 25% in 1990 to 14% in
2000. Employment in each of the other industrial sectors, with the exception of
agriculture, experienced minor percentage increases in employment between

1990 and 2000.

Major Industries

Establishment based employment defines the employment at

businesses located

within Tate County. Employment at these businesses may provide jobs for
residents of the county, but they also may provide employment to people that live

throughout the region.

Employment by Industry Grouping
Over the past sixteen year s,
decreased slightly from 6,190 to 5,840, a decrease of 6.0%.

t he Countyos
Not surprisingly,

and consistent with national and regional trends, manufacturing employment
decreased as a percentage of total employment within Tate County. And service

type employment increased as a percentage of employment.
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Figure 12. Establishment Based Employment in Tate County, 1990 i 2006.
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Source: Mississippi Department of Employment Security

In 1990, manufacturing jobs accounted for 34.2% of establishment based
employment in Tate County. Sixteen years later manufacturing employment
accounted for about 13.9% of establishment based employment. Employment in
this sector dropped from 2,120 jobs in 1990 to 810 jobs in 2006. In 1998,
manufacturing establishments in Tate County employed the highest number of
manufacturing employees at 2,230 people.
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Figure 13. Establishment Based Employment in Tate County, 2006.
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And while manufacturing employment steadily declined over this sixteen-year
period, non-manufacturing employment steadily increased. Non-manufacturing
employment increased by about 23.6% over the sixteen year timeframe, from
4,070 establishment based jobs in 1990 to 5,030 establishment based jobs in
2006. In 2002, non-manufacturing establishments in Tate County employed

5,400 people.

Figure 14. Establishment Based Employment in Tate County, 2001.
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Establishment based service employment increased significantly in Tate County
between 1990 and 2006. In 1990, the Mississippi Department of Employment
Security estimated that 950 establishment based service jobs existed in Tate
County. This was about 15% of all employment within the County. By 2006,
service employment accounted for about 30% of all employment and included
employment in (a) health care and social assistance, (b) accommodations and
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food service, (c) information, (d) professional, scientific, technical services, and
(e) educational services. Employment in services increased from 950 jobs to
nearly 1,680 jobs between 1990 and 2004. Employment in the education
employment sector increased by about one-third between 1990 and 2006. In
2006 1,250 people were employed in education in Tate County.

Table 19. Establishment Based Employment in Tate County, 1990 and 2006

Sector 2006 1990
Manufacturing 810 2,120
Government 440 420
Retail Trade and Wholesale Trade 1,000 1,260
Services 1,680 950
- Information (310) --
- Professional, Scientific, Technical Services (100)
- Management of Companies (20)
- Administrative Support and Waste Management (20)
- Educational Services (100)
- Health Care and Social Assistance (660)
- Accommodations and Food Service (470)
- Other Services (140) --
Education 1,250 950
Transportation and Public Utilities 50 110
Finance, Insurance, and Real Estate 190 210
Construction 140 120
Agriculture, Forestry, Fishing and Hunting 80 --
Mining 0 0

Source: Mississippi Department of Employment Security

Manufacturing decreased as both a percentage and in terms of real jobs in Tate
County between 1990 and 2006. In 1990, manufacturing employment accounted
for 34.0% of the establishment based employment in Tate County, and in 2006,
manufacturing employment accounted for only 14.3% of establishment
employment in Tate County. The number of manufacturing jobs decreased from
2,120 in 1990 to 810 in 2006.

Job creation in Tate County generally lags behind job creation within the region,
neighboring counties and the State of Mississippi. Tate County experienced a
job loss of 6% between 1990 and 2006, compared with employment increases of
22% for the State of Mississippi, 61% for the Northwest Community College
District, 11.2% for Panola County and 122% for DeSoto County.

Tate County had an increase of jobs in the non-manufacturing sector of about
23.6%. However, this growth was slower that the employment growth in the non-
manufacturing sector for the State, the region and neighboring counties. Tate
County experienced an increase in non-manufacturing jobs of about 23.6%,
compared to 40.1% for the State, 106.3% for the Northwest Community College
region, 50% for Panola County and 198% for DeSoto County.
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Unemployment Rate

The unemployment rate in Tate County reflects similar trends as that for the
State of Mississippi. However, while the trends may be similar, the
unemployment rate in Tate County is generally slightly lower that the
unemployment rate for the State. In fact, since 2000, the unemployment rate in
Tate County has been lower that the State unemployment rate.

The unemployment rate for Tate County tends to be within the middle range of
rates within the region. In fact, the unemployment rate for Tate County tends to
be about 1.5% percentage points higher than DeSoto County, which has the
lowest unemployment rate within the region.

Table 20. Annual Average Unemployment Rate for Tate, DeSoto and
Panola Counties and the State of Mississippi, 1990 to 2006

Tate County DeSoto County Panola County State of
Mississippi
2006 6.7 4.2 7.8 7.6
2005 6.8 4.3 9.0 7.9
2004 6.1 3.7 9.4 6.3
2003 6.2 3.7 9.1 6.4
2002 5.6 3.7 8.5 6.7
2001 4.4 2.8 7.7 5.6
2000 4.0 2.5 6.8 5.6
1999 5.9 2.6 8.3 5.3
1998 4.5 2.9 8.7 5.4
1997 5.6 3.3 12.2 6.0
1996 5.7 3.5 17.8 6.3
1995 6.7 4.4 9.1 6.5
1994 6.5 5.0 9.5 6.6
1993 7.5 5.1 10.3 7.0
1992 9.4 6.1 12.3 8.3
1991 10.3 6.4 11.6 8.9
1990 7.5 5.4 9.3 7.7

Source: Mississippi Department of Employment Security, Labor Market Information

Noticeable increases in the unemployment rate in Tate County occurred between
1991 and 1993 and during 1999. These higher unemployment rates correspond
with the loss of employment in the manufacturing sector.
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Figure 15. Unemployment Rates for Tate, DeSoto, & Panola Counties, and
the State of Mississippi, 1990 1 2006.
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Retail Sales

In 2006, total retail sales from 292 retail establishments located within the City of
Senatobia created gross sales of $168,855,551. Between 1995 and 2006, gross
sales increased by about 12.8% and the number of retail businesses within the
city increased by 15.4%.

Slightly more than a decade ago, the largest contributor of retail gross sales
within the city was the Apparel and General Merchandise Category. In 2006, this
category is still the largest contributor of retail gross sales, accounting for slightly
more than one-third (33.8%) of all retail sales within Senatobia. Automotive
gross sales, which is the second highest contributor to retail sales within the City
accounted for 31.7% of gross sales in 1995, but only about 24.8% of gross sales
in 2006. Food and Beverage Sales gross sales accounted for 13.9% of Gross
Sales in Senatobia in 1995 and this category accounted for 15.9% of Gross
Sales in 2006. These three categories accounted for about three-quarters of
Gross Sales revenues in Senatobia, both in 1995 and 2006.

Within a ten-year time frame, most retail categories within the City of Senatobia
experienced an increase in retail gross sales. Two categories were the
exception. These are the Automotive and Related Sales and the Machinery and
Equipment Sales categories. Gross sales for Apparel and General Merchandise
hit a high point for sales revenues in 2002, and decreased steadily since 2002.

The opening of large big box hardware and home stores in Olive Branch and

Batesville is cited as one reason to explain the decline in lumber and building
materials sales. Additionally, Wal-Mart Superstores were opened in Batesville
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and Hernando. These stores may have contributed to the decline of gross sales

for the Apparel and General Merchandise categories.

Figure 16. Gross Retail Sales in Senatobia, 1990 i 2006.

Gross Retail Sales in Senatobia, 1990 to 2006
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In 2006, gross retail sales from Senatobia establishments accounted for 72.5% of
gross sales generated in Tate County. Reviewing data from the past eight years,
it was discovered that in 1999, gross sales from retail establishments in
Senatobia accounted for 83.2% of gross sales revenues in Tate County.
Information from the Mississippi State Tax Commission indicates that Total
Gross Sales Revenues in Tate County increased between 2000 and 2006 by
4.4%, compared with -5.9% for the City of Senatobia during this same time

frame.

Figure 17. Gross Sales Revenue for Tate County & Cities 19991 2006.

Senatobia and Coldwater, 1999 to 2006
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Decreases in gross sales revenues were indicated in the Automotive (-26.8%),
Apparel and General Merchandise (-10.5%) and Lumber and Building Products (-
12.3%) categories within Tate County between 2000 and 2006. Significant
Gross Sales Revenues were defined in the Miscellaneous Services (83.5%),
Miscellaneous Retail (58.9%), Machinery (18.8) and Food and Beverage (17.3%)
categories between 2000 and 2006.

By comparison to other communities of about the same population size as
Senatobia, the City of Senatobia has had more consistent retail sales over time.
Within the region, the City of Senatobia has gained sales taxes diverted to the
City that were slightly lower than that for the City of Batesville and, recently sales
tax diversions for the City of Senatobia fell behind the City of Hernando.

Figure 18. Sales Tax Diversions to Selected Cities 1998 1 2006.
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The Citybés yearly sales tax diverl®0ons have
with slight overall growth, but sales taxes have not grown as quickly as revenues
for Batesville and Hernando.

Sales tax diversions reviewed by month over the past five years have been very
consistent, with minimal change by month from year to year. City businesses
can anticipate above normal sales during December, September and March each
year.
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Figure 19. Sales Tax Diversions to Senatobia, by Month, 2003 i 2007.
Sales Tax Diversions to Senatoabia, by Month, 2003-2007
250000
200000 PN A —e— Year 2007
150000 M&;ﬁ7 ———— \RL* —=— Year 2006
Year 2005
100000 Year 2004
50000 —— Year 2003
0 T T T T T T T T T T T
A ~ NS SRS X A
o\o& e& é{@z & d\}’& @Q}o W S » \\,@)9 i
e & & & v ®
eo OQ; S & %Q'Q

Source: Mississippi State Tax Commission

36



City of Senatobia
Comprehensive Plan
Draft

EXISTING LAND USE

Existing land use data in the city was generated and mapped by means of a

windshield survey. The Existing Land Use Map (Map 3) shows the results. Data

collected in connection with this survey was analyzed in terms of the amount of

land devoted to various categories of use, location of uses and in comparison

with the cityds zoning map. This i mportant
future land uses and establishing reasonable and appropriate boundaries for

zoning districts.

For planning purposes, land uses were grouped into major land use categories
and sub-categories as follows:
Residential:
Single-family (SF),
Duplexes (DP),
Subdivisions Under Construction (SDUC),
Single-family Multiple Units (SFMU),
Mobile Homes (MH), and,
Multi-Family (MF);
Commercial:
e Commercial (C)
e Vacant commercial (CV),

e Office (O);
Industrial (I);
Public/Semi-Public (P):

e Churches,

e Hospital,

e Medical,

¢ |Institutional (Inst), and,

e Private Schools;

Vacant (V); and
Water (W).

Vacant Land

Vacant land occupies the largest segmentofSenat obi aés | and, both i
city limits and in the planning area. The land use survey shows over 67% of the

land within the city limits to be vacant. This is also true for land outside the city

limits but inside the planning area. The vacant land inside the city limits is

located all around Senatobia, but primarily around the edges. Typically, land

classified as vacant is undeveloped, but has the potential for development.

Usually, the land does not have completed infrastructure in place, improvements

made, and governmental approvals to be ready for immediate development.
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Blank Page for Map 3---Existing Land Use Map
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Much of the land classified as vacant can and does have agricultural uses at
present, primarily as pasture land, but could be developed. Also, the areas
illustrated as vacant represent several different zoning categories.

Historical and recent annexations have provided ample land for the development
of new residential, commercial and industrial areas at present. However, there
are areas that the city might consider annexing at some point in the future in
order to control the quality and type of development.

Residential

Single-family housing is the largest portion of residential land use. The Single-
Family (SF) designation represents detached houses on individual parcels. Over
55% of the parcels in the city that were coded during the windshield survey were
identified as single-family residential units. There is a wide variety of lot sizes,
house age and house size---some of which is discussed in the housing section.
Figure 20 that follows shows the spatial distribution of the residential land uses
that are re-discussed individually.

Subdivisions Under Construction (SDUC) are new subdivisions of detached
houses on individual parcels where some houses may have been built, but most
of the lots are vacant---but ready for development. To differentiate between this
and land classified as Vacant (V), here, all infrastructure has been put in place
and building could begin at any moment.
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Figure 20. Residential Land Uses in Senatobia.
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The areas classified as Single-family Multiple Units (SFMU) are newer
subdivisions where many detached houses have been built on individual parcels,
but the lot lines have not been integrated with the parcel layer.

The existing duplexes (DP) appear to be concentrated in a relatively few areas

(5-8), primarily south of Northwest Community College, west of Highway 51, and

north of Browns Ferry Road. Duplexes account for 14.4% of the total housing

stock of the city as indicated by the 2000 US Census data. Within the state of

Mississippi, about 2.4% of total housing stock was duplex homes. However,

even though there appear s2d owliecla waulge alrlea
duplexes, the ability to build duplexes in that zoning category does not appear to

be driving development. More single-family detached homes are being built than

duplexes (see Figure 21 that follows). The R-2 zoning is being used to develop

single-family detached houses on a desirable city-sized lot.
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Figure 21. Existing Duplexes and Zoning in Senatobia.
: /AR S

|

Inside Senatobia there are not many units of manufactured houses or mobile

homes (MH). Census data from 2000 estimates that about 4.4% of the housing

stock were of this type. There is a mobile home park in the northeast corner of

the city, north of Quality Lane /Norfleet Drive, near Chromcraft. There are only a

few other individual units scattered around the city. Tate County has zoned all of

theadac ent | and and most of the planning area
Homeso, so there wild/ not be an issue of man
concern arises about the about the safety of residents living in some mobile

homes due to the quality and age of the existing units, and, the number of

individuals in each unit.

The category of Multi-Family (MF) housing units includes apartments and other
dwellings with three or more units. Many of the multi-family units in Senatobia
are part of the Housing Authority, but there are also some near Northwest
Community College and two large complexes along Highway 51 on Moore
Avenue, northwest of Chrome Craft---one that has been started since the
windshield survey was conducted. As noted in the Census figures from 2000
there were 178 multi-family housing units, or about 7.8% of the entire housing
stock.
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Commercial

Senatobiabds commercialistamdpasesvappepment s

major arterials---Main Street /Highway 4, Norfleet Drive (adjacent to I-55) & Hwy
51, and in scattered areas throughout the city (as shown in Figure 22). One of
these strips includes the Central Business District.

Figure 22. Existing Commercial Land Uses.

Currently, commercial land zoned around the Central Business District is zoned
B-3 (Central Business District). It is recommended that buildings stay as much
the same as possible to retain the fabric of this community through design
standards, a special overlay zone, Historic Preservation ordinances and/or an
active Main Street Program. There was an undercount of vacant commercial
units in the central business district during the land use survey although there are
not many vacancies as can be seen in many downtowns. Future expansion of
the Central Business District probably will occur through property conversions
and rehabilitation of existing properties as well as a proposed expansion of the
definitions in the zoning category to allow for more mixed-use type development.

Figure 23 shows the commercially zoned properties, and, when compared to the
areas of commercial land use it is apparent that there are both areas of vacant
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