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5 .  FINDINGS 

BUILDING SURVEY + FIELD OBSERVATIONS 

Accommodating the movement of automobiles rapidly transformed the use of the 

streets and speed of mobility. However, automobiles not in motion also necessitated a 

shift in use of curbside street space and literally, the function of houses. Results from this 

field survey of 773 buildings document the impact of automobility on the built 

architectural environment, as well as the transformative new use of residences to house 

both people and their automobiles. Garage use, style, form, capacity, original use, and 

construction date are documented through the survey and archival research. The building 

survey revealed consistent trends and some notable differences based on income of 

residents. I organized the finding section around results from the field survey, also 

included are introductory sections on land use and census demographics of each surveyed 

block group.   Interwoven throughout this chapter are observations gleaned from the field 

survey and archival data to complement the survey.  

FINDINGS:  LAND USE 

 The Mission District is primarily a residential neighborhood with commercial 

corridors concentrated along the western edge of the study area on Valencia and Mission 

Streets. An additional commercial corridor is located on the east/west axis of Twenty-

Fourth Street. There are six public parks, seven public schools, two private schools, and 

one community college within the study area. Numerous narrow alleys are located in the 

southwestern portion of the study area. Characteristics of these alleys vary significantly, 
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some are lined with alley-facing, pre-1900 dwellings, others are lined primarily with 

garages, or with backyard parking lots. The following sections focus on the land uses 

specifically within the three census block groups.  

Lower Median Household Income 

 For the building survey I surveyed all 174 buildings located within the lowest 

income block group, 208.4. This irregularly shaped block group consists of seven blocks 

bounded by Twentieth Street, South Van Ness Avenue, Twenty-Second Street, Valencia 

Street, Twenty-First Street, and San Carlos Street. See Map 5.1.  

 Two primary commercial corridors in the Mission District – Valencia and 

Mission Streets – bisect this block group. The older commercial strip on Valencia Street 

is primarily mixed-use with ground floor retail and two floors of apartments above. Many 

buildings on Mission Street, however, were built in the early 20th century and are most 

commonly single-story retail or ground floor retail with one or two stories of offices 

above. There are few dwelling units along this section of the Mission Street corridor.  

Along Valencia Street, there are many dwelling units, and a few off-street residential 

parking spaces. With the exception of Capp Street and South Van Ness Avenue, most 

blocks have metered parking. Parking spillover from the commercial corridors on 

Valencia and Mission Streets is significant on parallel and side streets. The low density of 

residential units on Mission Street combined with the small number of driveway curb 

cuts affords additional parking opportunities at night. 
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Streets widths and traffic volumes vary significantly within the block group. San 

Carlos Street is a narrow, 20 foot side street lined with set-back Italianates and Sticks 

from the 1870s and 1880s. South Van Ness Avenue, on the other hand, is a key 

automobile traffic corridor, lined primarily with early 20th century flats, directly adjacent 

to the sidewalk. Three bus routes (14, 26, and 49) have stops within this block group and 

a bicycle lane is located on Valencia Street. Residents have a 2- to 6- block walk to the 

nearest Bay Area Rapid Transit (BART) station at Twenty-Fourth Street.  

Land uses within and adjacent to the block group include the new City College 

campus on Twenty-Second Street, and several large church complexes on Capp Street, 

Twenty-Second Street and South Van Ness Avenue. Unlike the middle- and higher-

income block groups, there are several very large low-income housing developments, 

both public-subsidized housing, senior housing, and private large apartment complexes. 

A church building on South Van Ness Avenue also functions as a shelter for homeless 

men. See Figure 5.1.  
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Figure 5.1 Residential and commercial landscapes of lower income block group 208.4.  Top row: One 

of the few remaining 1870s Italianates on once-fashionable South Van Ness Avenue now sits next to a 

church / homeless shelter.  The Mission Street commercial corridor features ground floor retail and 

offices in upper floors. Second row: An affordable housing complex spans the entire block of Bartlett 

Street. Capp Street, right, also has several large apartment buildings. Third row: Apartments over 

ground floor retail on Twenty-Second Street. To the right, the narrow, quiet residential block of San 

Carlos Street is lined with 1870s-era Italianates. 
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Middle Median Household Income 

 For this research, I surveyed all 398 buildings located within the middle median 

household income block group, 228.032. This block group consists of 10 blocks bounded 

by Twenty-First, Hampshire, Twenty-Third, and Harrison Streets. See Map 5.2.  

Of the three block groups surveyed for this study, this block group is the largest 

and is primarily residential. See Figure 5.2.  No commercial corridors bisect the block 

group, although there are numerous corner stores, Laundromats, and cafes. Non-

residential uses include the Boys and Girls Club, the Bryant Elementary School, and 

various churches.  The presence of these large non-residential lots provide large areas of 

curbside parking free of multiple driveway cuts. Although such areas are likely 

destinations magnets, which lead to increased parking during certain periods of the day, 

they also provide ample on-street parking opportunities (due to the lack of driveway curb 

cuts), particularly in the evening.  

With the exception of Bryant and Harrison Streets, the north/south streets are all 

60 feet wide, and the east/west streets 64 feet. Bryant Street, at 84 feet is the primary 

vehicular traffic corridor. Only one bus line (the 27 Bryant) bisects the block group. 

Residents have a 10- to 15-block walk to the nearest BART station at Twenty-Fourth or 

Sixteenth Streets.  
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Figure 5.2  Residential landscapes of middle income block group 228.032.  Top, left to right: Pre-

1900 Queen Anne cottages and smaller worker’s cottages are common throughout this block group.  

Middle, left to right: A contemporary loft development.  Many corner buildings also function as 

corner stores, cafes, or Laundromats. Original Victorian architecture, such as this 1880s-era Stick 

Eastlake is common. Bottom, left to right: These Victorian residences have neighbored the school 

(to the right) since at least 1914.  The curb cut of this church on 22
nd

 Street hints at its original 

industrial use. Several former industrial spaces were converted to churches or dwellings. 
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Higher Median Household Income 

 The higher median household income block group, 229.022, is located close to 

the southern boundary of the Mission District. It is bounded by Twenty-Fifth, Bryant, 

Cesar Chavez, and Harrison Streets. I surveyed all 201 buildings within this block group.  

This block group is composed primarily of single-family homes and two-unit residential 

dwellings, the few businesses within the block group are located primarily along Cesar 

Chavez Street. A few corner stores and a Laundromat are located on or close to Harrison 

Street. Adjacent land uses include Garfield Park as well as the 160-unit Bernal Dwellings 

public housing development bounded by Harrison, Cesar Chavez, Treat, and Twenty-

Sixth Street. This block group is just a block away from the commercial corridor along 

Twenty-Fourth Street. See Figure 5.3 for landscape photographs of block group 229.022. 

 Street width and use varies significantly within the block group. As a feeder route 

for U.S. 101, Cesar Chavez Street is one of the highest traffic volume streets in the 

Mission District. Its sidewalks were narrowed and city lots cut back in order to 

accommodate three lanes of automobile travel in each direction. Due to the volume and 

speed of traffic, drivers who park on Cesar Chavez often park part-way on the sidewalk 

to avoid getting sideswiped, further diminishing pedestrian space. The only public transit 

through this block group is the 27 bus which runs along Cesar Chavez and Bryant Streets. 

Bicycle lanes on Harrison are dropped in order to make space for perpendicularly parked 

vehicles. Residents have a seven- to- twelve-block walk to the nearest BART station at 

Twenty-Fourth Street.  
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Figure 5.3  Residential landscapes in the higher income block group, 229.022. Top row: Single-family 

dwelling units are the second-most common housing type in this block group.  Pre-1900 Queen Anne 

cottages are common, as are homes from the 1930s to early 1940s. Middle-row: Few buildings have 

more than three units, like this corner Edwardian. Duplexes from the 1920s are common. Bottom-

row: Single-family dwelling units built around 1915 represent some of the earliest integrated garages 

in the Mission District, such as this row on Bryant Street. With six lanes of moving and parked 

automobiles, Cesar Chavez Street is the busiest street of all three census block groups.  
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FINDINGS:  CENSUS ANALYSIS 

 Although the three block groups are geographically close to one another, analysis 

of the 2000 U.S. Census data reveal sharp differences in income, vehicle ownership, 

housing tenure, and transport mode. There are also significant differences in the number 

of people and buildings in each census block group. The following analysis examines 

only the most relevant census statistics to complement the detailed building survey. 

Vehicle availability, housing tenure (renter / owner), aggregate numbers of vehicles, and 

transport modes are the focus of this analysis. Some demographic information such as 

race and income is also included.   

Lower Income Census Block Group 208.4 

 According to the 2000 census, there are 2002 residents in block group 208.4. The 

average household income is $30,094, far below the citywide average of $55,221.  Nearly 

all residents are renters – of the 778 occupied housing units, just 18 (2%) are owner-

occupied.  

 The travel behavior and vehicle availability of the small number of owner 

households is substantially different from renter households. On average, owner-occupied 

households have 1.6 automobiles available, compared to the 0.6 automobiles available to 

renter households, see Figure 5.8. Every owner household had at least one available 

vehicle (44% have access to one vehicle and 56% have access to two vehicles). See 

Figure 5.5. There are 478 available vehicles for residents of these seven blocks. Despite 
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the low ratio of vehicle availability, a relatively high percentage of workers commute to 

work by vehicle (40%), although 44% of these did so as a carpool. Despite this block 

group’s close proximity to BART and numerous bus lines, just 39% of commuters took 

public transportation to work. See Figure 5.4.  

Journey to Work Transportation Mode 

for Workers 16 years and over 

Block groups 208.04, 228.032, and 229.022
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Figure 5.4  Commute mode for workers 16 years and over. Source: U.S. Census Bureau, 

2000 Census of Population and Housing, SF3, Table P30.  

 
  

Racial demographics of all three census block groups are remarkably similar. 

Residents who identify as Latino or Hispanic comprise about two-thirds of the population 

of all three block groups. See Table 5.1. The Mission District functioned as an ethnic 

enclave of Latino and Hispanic residents since the early 1940s when Mexicans moved to 
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the Mission District during World War II for factory work (Bangar 2004).  Successive 

waves of immigration from Mexico and Central and South America, beginning in the 

1960s, solidified the Mission District as a haven for Latino immigrants. The 

neighborhood itself was already experiencing increased vacancy rates as many of the 

earlier Irish residents had moved to new suburbs west of Twin Peaks and to suburbs in 

the East Bay. Newer immigrants filled this void. However, it should be noted that 

widespread displacement of renters and Latino / Hispanic households has occurred 

between the 2000 Census and today due to increased Owner Move-In evictions and Ellis 

Act evictions (Nieves 1999, Kim 2000).  It is very likely that a significant decrease in 

Latino / Hispanic residents, as well as renters, will emerge from 2010 Census data.  

  
LOWER INCOME MIDDLE INCOME HIGHER INCOME 

Race 
# 

% of 
total #  

% of 
total # 

% of 
total 

Hispanic          
or Latino 1340 67% 2250 69% 865 62% 

Not Hispanic    
or Latino       

White Alone 471 24% 604 19% 394 28% 

Asian Alone 99 5% 289 9% 106 8% 

Black Alone 50 2% 37 1% 10 1% 

Other or more 
than one race 42 2% 63 2% 10 1% 

Total  
2002   3243   1385   

 

 

Table 5.1   2000 Census racial demographics of block group 208.4, 228.032, and 229.022. 

Source: U.S. Census Bureau, 2000 Census of Population and Housing, SF3, Table P7. 
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Middle Income Census Block Group 228.032 

  According to the 2000 Census, there are 3,243 residents in block group 228.032 – 

nearly as many residents as the lower income and higher income block group combined. 

The average household income is $51,414, slightly less than the citywide average.  

 Relatively few (34%) residents drive to work, 23% drove alone and 11% 

carpooled. Residents rely heavily on public transit for transport to work (43%), 

particularly the bus (30%) and BART (13%). Ten percent of residents bicycle to work 

and another 9% walk. Compared to the City of San Francisco as a whole, this represents 

very high rates of public transport use, as well as bicycling. See Figure 5.4. Commute 

trips by automobile are far below the citywide average33.  

Residents of block group 228.032 also have relatively high rates of vehicle 

availability (75% of households have access to a vehicle), although this varies 

significantly depending upon whether the household rents or owns. Owner-occupied units 

(32% of all units) have a very high rate of vehicle availability (91%). Owner-occupied 

units generate 46% of the 883 vehicles available within this block group34. One-third of 

renter-occupied units, on the other hand, do not have access to a vehicle. Although these 

units make up 68% of all units, renter households have access to just 0.8 vehicles, as 

compared to 1.6 vehicles for owner households. See Figure 5.8. On average, nearly half 

of all households within this block group have access to one vehicle, and 24% to two 

                                                 
33 These travel modes reflect trips to work only. It is estimated that only 15% of all trips are commute trips 
(Bureau of Transportation Statistics 2003).  
34 The aggregate number of vehicles available was calculated by adding vehicles available to owner and 
renter-occupied units (census table H44). This is likely an over-estimation of vehicles available for this 
block group, as some vehicles are potentially shared by several households.  
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vehicles. Owner households were the only households to have access to three or more 

vehicles. See Figure 5.6. 

Higher Income Census Block Group 229.022 

 According to the 2000 census there are 1,385 residents of block group 229.022. It 

had the highest percentage of owner-occupied households of all three block groups. Of 

the 366 units, 38% are owner-occupied.  As with the other block groups, owner-occupied 

units are more likely than renters to have access at least one vehicle and to drive to work. 

Forty-nine percent of workers in this block group commute to work in a vehicle (72% of 

these workers drove alone, while 28% carpooled). Thirty-eight percent of workers used 

public transit, while a combined total of 10% biked, walked, motor-biked, or used some 

commute mode. See Figure 5.4. 

 The higher income block group had the highest rate of vehicle availability. Of the 

406 vehicles available to households of this block group, renter household have access to 

an average of 1 vehicle, as compared to 1.3 vehicles for owner households. See Figure 

5.8.  Only 13% of owner-occupied housing units did not have a vehicle available, while 

65% had access to one vehicle and 22% had access to two or more vehicles (of these, 

four households had five or more vehicles). Of renter households, 25% did not have 

access to a vehicle, while 58% had access to one vehicle, and 16% had access to two or 

three vehicles. See Figure 5.7. 
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Figure 5.5  Number of 

vehicles available per 

household for the 

lower income block 

group 208.4.  Source: 

U.S. Census Bureau, 

2000 Census of 

Population and 

Housing, SF3, Table 

H44. 
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Figure 5.6 Vehicle 

availability for renter- 

and owner-households 

in the middle income 

block group 228.032. 

Source: U.S. Census 

Bureau, 2000 Census 

of Population and 

Housing, SF3, Table 

H44.  
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Vehicle Availability

 Higher Income

 Block Group 229.022
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 Figure 5.7  Number of vehicles available per household for higher income block group  

229.022.  Source: U.S. Census Bureau, 2000 Census of Population and Housing, SF3, Table H44. 
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Figure 5.8 Average 

number of  vehicles 

available per household 

for block groups 228.04, 

228.032, and  229.022.  

Source: U.S. Census 

Bureau, 2000 Census of 

Population and Housing, 

SF3, Table H44. 
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Summary of Land Use and Census Analysis  
for Census Block Groups 

 
Lower Income 
208.4 

Middle Income 
228.032 

Higher Income 
229.022 

Land Use 
 

Located within key 
commercial / office 

corridors; some mixed-
use residential; some 
quiet residential streets 

Primarily residential 
 

Primarily residential 
 

Housing 
Tenure 

 
98% Renter 
2% Owner 

 

68% Renter 
32% Owner 

 
62% Renter 
38% Owner 

 

Households with 
one or more 
vehicles 

46% 75% 80% 

Average # 
Vehicles per 
Household 

Renter 0.6 
Owner 1.1 
All households 0.6 

Renter 0.8 
Owner 1.6 
All households 1.1 

Renter 1.0 
Owner 1.3 
All households 1.1 

Commute to 
Work Mode 

 
40% drove  
(of these, 44% carpooled) 
39%  took transit 
 7%  walked 
 3%  bicycled 
10%  worked at home 

 

34%  drove 
(of these, 31% carpooled) 
43%  took transit 
 9%  walked 
10%  bicycled 
  2%  worked at home 

49%  drove 
(of these, 28% carpooled) 
38%  took transit 
 5%  walked 
 2%  bicycled 
 2%  worked at home 

 

Table 5.2 Summary of land use and census analysis for block groups 208.4, 228.032, and 229.022 


