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Executive Summary

In March 2019, the San Diego Housing Commission (SDHC) Board of Commissioners requested that
SDHC study the impact to households as a result of the purchase and subsequent tenant relocation of
the Plaza Hotel, a Single-Room Occupancy (SRO) property in downtown San Diego. SDHC commissioned
LeSar Development Consultants (LDC), a San Diego-based mission-driven consulting firm, to complete a
report that would provide an understanding of the tenant population, examine the transition process,
including technical assistance and transition supports that SDHC’s Relocation Assistance Program
provided, and explore long-term housing stability implications.

The Plaza Hotel, when operated as an SRO, contained 185 units, housing 200 individuals, with monthly
rents averaging $713. The building was purchased by 1037 Fourth Avenue LLC to convert into a
hostel/traditional hotel, initiating the requirements of the City of San Diego’s SRO Ordinance, “SRO
Hotel Regulations.” The Ordinance was established to reduce the loss of SROs and mitigate
displacement impacts to tenants through the potential replacement of SRO units and the provision of
technical/relocation assistance. The owner issued notices to households in February 2019, but they
were rescinded because required noticing procedures were not followed. Official notices to vacate were
sent to households during March 2019 and July 2019. Under the City’s SRO Hotel Regulations, the new
Plaza Hotel owner was required to pay relocation assistance and benefits. Households exited the Plaza
Hotel from February 2019 to November 2019.

To support the tenant population, SDHC allocated up to $500,000 and, in accordance with the SRO
Ordinance, provided technical assistance to locate decent, safe, and affordable housing opportunities
for households that had resided at the Plaza Hotel. Additionally, SDHC created a specific program, the
Relocation Assistance Program, dedicated to providing housing location services and issuing financial
assistance for Plaza Hotel households to remove any barriers to housing beyond the relocation
assistance the owner issued to them.

This report is organized into three parts, each with key takeaways, included below.
Part 1 - Understanding the Tenant Population

1. Most of the households were long-term tenants. Based on all households at the Plaza Hotel,
65% had lived there for a year or longer, with 17% having lived there longer than 5 years. One
household had lived there for 23 years.

2. The tenant population that utilized SDHC technical assistance and transition supports was
economically vulnerable. Based on those who reached out for assistance, over 70% reported
income below 30% of San Diego’s Area Median Income (AMI), and all but one household was
below 50% of AMI.

3. A majority of the households that enrolled in the Relocation Assistance Program were 55

years old or older. The average age of the households enrolled in the Relocation Assistance
Program was 56 years old, with 64% being over the age of 55 and 22% being over the age of 65.
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Black/African Americans made up 23% of households enrolled in SDHC’s Relocation Assistance
Program.

Of those enrolled in the Relocation Assistance Program, just over half had experienced
homelessness in their life. Data indicated that 28 out of 55 of the enrolled households had
experienced homelessness in the past, and half of those (14 out of 28) reported that they
experienced homelessness immediately prior to entering the Plaza Hotel.

Of those enrolled in the Relocation Assistance Program, many felt part of a community at the
Plaza Hotel and had some level of support systems. Seventy percent (70%) reported that they
felt connected and part of a “Community” at the Plaza Hotel among their neighbors, which is
important for overall community stability and a sense of belonging.

Part 2: Understanding the Transition Process

1.

SDHC prioritized mobilization and allocation of direct staff solely focused on the Plaza Hotel
transition. SDHC responded effectively to both address the closure from a legal perspective and
ensure transition support services that could help bridge the gap from the Plaza Hotel to other
housing settings were in place.

Outreach efforts and a communication strategy are critical to engage households in the
transition process. SDHC staff created flyers describing the process to access services, attended
an in-person group meeting with the owner to offer services, and made attempts to connect
with households on-site.

Almost a third of the Plaza Hotel households enrolled in transition services through the
Relocation Assistance Program.

Eighty-seven percent (87%) of households that received transition support exited successfully.
The transition support services SDHC provided effectively supported households moving to a
new permanent housing setting.

Eighteen percent (18%) of the Plaza Hotel households needed additional financial assistance
through SDHC’s gap support. SDHC was prepared to provide gap assistance for all residents of
the Plaza Hotel. Of the up to $500,000 allocated for gap assistance, SDHC spent approximately
$46,000 on 32 households. The most-needed financial assistance categories were application
fees, additional rental assistance, and security deposits.

Part 3: Understanding the Long-Term Impact on Housing Stability

1. Ninety-one percent (91%) of the households enrolled in the Relocation Assistance Program did
not access homelessness services in the Homeless Management Information System (HMIS)
after the Plaza Hotel closure. Fifty (50) former households did not access homelessness services
as reflected in HMIS data.
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2. Day shelter, emergency shelter, and street outreach were the most common program
enrollments in HMIS for the five (5) households that did access homelessness services.

3. Housing/shelter-related needs, referrals, and enrollments were most commonly reflected in
the Community Information Exchange (CIE). In CIE data, 62% of the households identified needs
for housing/shelter, 62% of the households had referrals for housing/shelter, and majority of
the program enrollments were related to housing/shelter.

4. Vulnerability Index — Service Prioritization Decision Assistance Tool (VI-SPDAT) scores were
relatively low for those households that experienced homelessness, reflecting a need for
lower-intensity interventions. The VI-SPDAT score average was 4 with a high score of 8 and a
low score of 1.

5. Experiences of homelessness occurred within the first year after the Plaza Hotel closure. The
HMIS data indicate that 5 households experienced homelessness within one year of an SRO
closure. After the one-year mark, there were no new entries into the homelessness response
system for the subset of the population with HMIS data collected.

6. Five (5) former tenants of the Plaza Hotel became homeless within 2 years of the SRO closure.
Nine percent (9%) of the households that were formerly housed at the Plaza Hotel became

homeless.

7. Household incomes for those that experienced homelessness is significantly below fair market
rents in San Diego.
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Single-Room Occupancy Hotels in San Diego

Like many communities, Single-Room Occupancy (SRO) hotels have played an important role in San
Diego’s housing environment, providing naturally occurring affordable housing to low-income
households. SROs have also historically served as an affordable housing option where individuals on
limited incomes can rent their own room for a modest price on a daily, weekly, or monthly basis. Many
individuals living in SROs rely on a variety of different income sources, including disability, other
governmental income, or fluctuating low-wage employment income.? In addition to low-income levels,
an overall lack of affordable housing, costs associated with moving, and rental barriers like poor credit
and prior evictions contribute to keeping people in SROs and not moving up the housing ladder.2 SRO
populations also tend to show higher levels of chronic health conditions, including mental illness and
substance use disorders, past experiences of homelessness, and prior incarceration.?

San Diego’s SRO stock has been decreasing over the years. In 2015, the San Diego Housing Commission
(SDHC) identified that there were 5,171 single-room occupancy units. These consisted of units that were
subject to replacement housing requirements within the city’s SRO Hotel Regulations as well as units
that were exempt from the replacement requirements.* As of December 2020, there were only 4,373
SRO units remaining, again including both exempt and non-exempt units,® a decline of 798 units over
the span of five (5) years.

The City of San Diego has an established SRO Ordinance, “SRO Hotel Regulations,” to minimize the loss
of SROs and associated impacts to tenants who may be displaced. According to the Ordinance:

“The purpose of these regulations is to ensure the retention of the existing number of SRO hotel
rooms and to provide assistance to tenants of SRO hotel rooms that will be displaced by the
demolition, conversion, or rehabilitation of existing SRO hotel rooms. These regulations are
intended to benefit the general public by minimizing the adverse impact on the housing supply
and on displaced persons, particularly those who are very low income, elderly, or disabled,
resulting from the permanent or temporary loss of SRO hotel rooms through their demolition,
conversion, or rehabilitation.”®

SDHC administers the City of San Diego’s SRO regulations. According to the City’s Ordinance, SDHC only
has jurisdiction to become involved if an owner takes action that requires a City permit to convert the
SRO units to a different use, rehabilitate the SRO, or eliminate the units. When the owner applies for a
permit, the City communicates with SDHC, which initiates the actions within the SRO regulations,
including potential replacement of the SRO units and providing applicable relocation benefits and

1 Cummings, C. (2022). "An Interpretive Phenomenological Analysis of Displacement from Single Room Occupancy (SRO)
Housing.” College of Science and Health Theses and Dissertations.

2 Vila-Rodriguez, F, et al. (2013). “The Hotel Study: Multimorbidity in a community sample living in marginal housing.” American
Journal of Psychiatry.

3 Cummings, C. (2022). "An Interpretive Phenomenological Analysis of Displacement from Single Room Occupancy (SRO)
Housing.” College of Science and Health Theses and Dissertations.

4 San Diego Housing Commission. (2015). “Report to the City Council’s Smart Growth and Land Use Committee.” San Diego
Housing Commission.

5 San Diego Housing Commission. (2022). “SRO Inventory List- Updated December 2, 2020. San Diego Housing Commission.

6 San Diego Municipal Code Section 143.0510
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technical assistance for impacted tenants. The City’s SRO Ordinance does not prevent a conversion or
demolition from occurring.

Background on the Plaza Hotel Closure

The Plaza Hotel on 4" Avenue in Downtown San Diego was one of about 75 SRO hotels in the City of San
Diego and, when operated as an SRO, provided 185 units of housing to San Diegans with monthly rents
averaging $713. The building was purchased by 1037 Fourth Avenue LLC to convert into a
hostel/traditional hotel. The owner initially began issuing notices to households to vacate the building in
February 2019, with the original notice being issued on February 1. The original notice was rescinded,
however, on February 12, 2019, as SDHC required, because the owner did not obtain approval of the
notice. The first wave of official, approved notices to terminate tenancies was sent on March 26, 2019,
and the second wave of official notices was sent on July 9, 2019. Under the City’s Ordinance regulations,
the new Plaza Hotel owner was required to pay the equivalent of two months’ rent to households that
had lived in the Plaza Hotel for longer than 90 days, along with a relocation benefit of $10 per month of
residency up to $210. Replacement of the Plaza Hotel units was not required under the City’s SRO Hotel
Regulations.”

To support relocation efforts, SDHC launched a Relocation Assistance Program for Plaza Hotel residents.
This included allocating up to $500,000 from the FY 2019 budget toward the program to provide
financial assistance, if needed, as well as technical assistance to locate decent, safe, and affordable
housing opportunities for households that had resided at the Plaza Hotel for at least 30 consecutive
calendar days, as required by the SRO ordinance. In addition to providing technical assistance, SDHC
exceeded its duty outlined in the SRO Ordinance and through the Relocation Assistance Program, also
provided housing search and placement services and case management.®

After receiving 60-day notices to terminate tenancy, some Plaza Hotel households began exiting the SRO
immediately in February 2019. The last household exited in November 2019, but the majority left in May
2019.

At the time the new owner purchased Plaza Hotel, 181 of the 185 total units were occupied,
representing 200 people. Two-person households occupied 19 units. Additionally, nine units were
occupied by individuals employed by the Plaza Hotel who still paid rent; of these, the majority paid on a
weekly basis.

A more detailed understanding of the tenant population is available for the subset of the households
that enrolled in SDHC's Relocation Assistance Program. For those who received technical assistance,
each household received a brief screening that included various demographic data and more detailed
guestions about their housing needs and desires.

7 San Diego Housing Commission. (2015). “Report to the City Council’s Smart Growth and Land Use Committee.” San Diego
Housing Commission.

8 Jacobs, E. and Jones, L. (2019, March). “SDHC Relocation Assistance Program for Residents of the Plaza Hotel: Presentation to
the SDHC Board of Commissioners.”
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Purpose of Study

During a March 2019 presentation from SDHC staff to the SDHC Board of Commissioners, the Board of
Commissioners requested that, “[...] staff look into a study to identify where current Plaza Hotel
residents relocate and the outcomes of this action.”® Thus, the purpose of this study is to look at the
overall impact to households as a result of the purchase and subsequent relocation process. First, this
report will seek to understand the tenant population that was impacted by the purchase of the Plaza
Hotel. Second the report will examine the transition for households from the Plaza Hotel, including
technical assistance and transition supports that SDHC’s Relocation Assistance Program provided. Lastly,
the report will explore the long-term housing stability implications of the population, specifically looking
into if they became homeless or utilized other community resources after the SRO closure.

Data Limitations

This study uses data that SDHC staff collected for 55 Plaza Hotel households. Additionally, this study
obtained information from the Homeless Management Information System (HMIS) and the Community
Information Exchange (CIE) for the 55 households. To include resident data in this report, a release of
information is required from each resident. Residents who accessed SDHC’s Relocation Assistance
Program were offered the release of information to complete and sign. Data for residents who did not
access SDHC’s Relocation Assistance Program cannot be included because SDHC does not have release-
of-information authorization from those residents.

This study does include information on the tenant roster that the owner provided. Parts 1 and 2 include
analysis of the overall information for Plaza Hotel residents based on the de-identified rent roll data.

Part 3 examines long-term housing stability of the Plaza Hotel households by cross-referencing HMIS
and CIE data.

Part 1: Understanding the Tenant Population

The purpose of Part 1 of the study is to understand the tenant population that was residing in the Plaza
Hotel at the time of the purchase. The tenant population analyzed in this section includes all households
and the subset of households that utilized technical assistance and transition supports through SDHC.
SDHC exceeded the requirements outlined in the SRO Ordinance and created a specific program, the
Relocation Assistance Program, with corresponding data dedicated to Plaza Hotel households through
SDHC’s Homelessness Prevention and Diversion program and their Landlord Engagement and Assistance
Program (LEAP). The data on the entire tenant population relies on de-identified tenant records
provided by the Plaza Hotel’s property manager. This data provides rental information that can inform a
basic understanding of the affected population.

The initial information provided below is on all households and is followed by more in-depth data on
those who enrolled in the Relocation Assistance Program.

9 San Diego Housing Commission. (2019, March 8). “Minutes of the Regular Meeting.”
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All Plaza Hotel Households

Length of Tenancy Among All Households

The length of tenancy for all households at the Plaza Hotel ranged greatly, with the shortest stay being
seven days and the longest stay being over 23 years. There were 21 (12%) households that stayed for
less than six (6) months, 43 (24%) households that stayed for 6-11 months, and 46 (26%) households
that stayed for 1 to almost 2 years (12-23 months), the most common time frame. Thirty-nine (39) (22%)
households stayed for 2-5 years (24-60 months), and 29 (16%) stayed for more than five (5) years. Figure
1 displays the length of tenancy for all households.®

Figure 1. Length of Tenancy
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Type of Tenancy

The Plaza Hotel had options for households to pay by the month, week, or day. According to rent
payments at the time of purchase, average monthly rents at the Plaza Hotel were $713 with a range
from $635 on the low end to one individual who was paying $1,085. Weekly rents averaged $194, while
households who paid on a daily basis averaged $30 a day. One hundred and thirty-one (131) (72%) of
the households were on a monthly rent schedule, while 44 (about 25%) households paid weekly, and six
(3%) households paid daily.

10 Note: One household was missing an exit date, so the date of May 27, 2019 was used, as that was 60 days from when the
management issued the first eviction notices. For households with two people, the last exit date was used to calculate length of
tenancy. People who passed away were excluded from the analysis.
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Figure 2: Tenancy Type Among All Households
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When looking at the length and type of tenancy, not all of the households that were on daily or weekly
payment schedules were newer tenants. Some long-term households paid in small time increments. For
example, nine households with lengths of tenancy of 2-5 years were on weekly payments, while two
households that had lived there for more than five (5) years paid daily. Figure 3 displays length of
tenancy-by-tenancy type.

Figure 3: Length of Tenancy-by-Tenancy Type Among All Households
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Households That Utilized SDHC’s Relocation Assistance Program
Households

As part of the City’s SRO Hotel regulations, SDHC “shall provide assistance in locating decent, safe, and
affordable housing opportunities to households who have resided in the SRO hotel for at least 30
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consecutive calendar days.”!! Part 2 of this report provides a more in-depth look at the transition
process. SDHC staff were proactive in conducting outreach to ensure Plaza Hotel households had as
much information and opportunity as possible to prevent potential negative outcomes; the various
methods of outreach, along with the challenges that arose, are discussed in Part 2. Looking at
characteristics of households who reached out for technical assistance and transition support can
illuminate themes based on the overall population. A total of 55 households reached out to SDHC for
technical assistance/transition support, were screened for basic demographic information, and
consented to participate in this research. The following data is on the subset of households that were
enrolled in the Relocation Assistance Program.

Basic Demographics

Figure 4 highlights the age(s) of the households at the time of the initial notices to vacate. Ages varied,
from the youngest tenant at 14 to the oldest tenant at 76, with the average age of 56 years old. Twenty
households (36%) were under the age of 54, twenty-three (42%) were 55-64, and twelve (22%) were 65
years or older. When looking at gender, the majority were male with 43 (78%) and 12 (22%) were
female (Figure 5). Regarding race, 36 (65%) households were white, 13 (24%) were Black/African
American, 3 (5%) were Native Hawaiian/Pacific Islander, 1 (2%) was Asian, and 2 (4%) selected Other
(Figure 6).

Figure 4. Age of Population Who Reached Out for Transition Support

12

20

23

Under 54 55-64 m65 and Older

11 Office of the City Clerk. (2000). “Article 3: Supplemental development regulations. Division 5: SRO Hotel Regulations.” San
Diego Municipal Code.
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Figure 5. Gender of Population Who Reached Out for Transition Support
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Figure 6. Race of Population Who Reached Out for Transition Support
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Income Levels

Income levels of the households were extremely low and very low income. Thirty-nine (39) households
(71%) had income levels of less than 30% of Area Median Income (AMI), which, in 2019, was $22,500 per
year for a household of one in San Diego.'? Fifteen (15) households (17%) were between 30% and 50%

of AMI, and only one tenant was above 50% of AMI (Figure 7.).

12 U.S. Department of Housing and Urban Development. (2019). “2019 San Diego Median Income.” https://www.sdhc.org/wp-

content/uploads/2020/05/AMIIncomelLimits2019.pdf
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Figure 7. Monthly Income Levels of Population Who Reached Out for Transition Support
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Homeless Histories

One of the main purposes of this study is to understand whether the displaced households became
homeless after the closure of the Plaza Hotel. Research has indicated that those who have previously
experienced homelessness are more likely to become homeless again compared to individuals who have
never been homeless,? so it is important to understand the households’ histories of homelessness.
When reaching out for support, households were asked a series of questions related to homelessness,
including if they had ever experienced homelessness prior to living at the Plaza Hotel. Of the 55 enrolled
households, 28 said they had experienced homelessness at some point in the past. Of those 28, 14 (50%)
said that they experienced homelessness immediately prior to entering the Plaza Hotel and were either
living on the streets or in a shelter before moving in.

13 Kim, K., & Garcia, I. (2019). “Why Do Homeless Families Exit and Return the Homeless Shelter? Factors Affecting the Risk of
Family Homelessness in Salt Lake County (Utah, United States) as a Case Study.” International Journal of Environmental
Research and Public Health.
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Figure 8. Last Episode of Homelessness
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For those with a history of homelessness, Figure 8 identifies the timeframe of that their status from
homelessness to housed. Twenty-eight (28) of the 55 households (51%) enrolled stated that they had
experienced homelessness before. Twenty-four (24) out of the 28 provided a date for their last episode
of homelessness. Of those, 7 households (30%) had experienced homelessness within the last two years,
5 (21%) experienced homelessness 3-5 years ago, 5 (21%) experienced homelessness 6-10 years prior,
and 7 (30%) experienced homelessness over 10 years prior.

Social Supports and Connections

SDHC staff asked a series of questions to understand what type of support systems households had,
both to assist during the transition and to assess for long-term housing stability beyond the short-term
gap assistance. Seven (7) households reported that they were receiving some form of social services in
the community, with the most common responses being Alpha Project, Family Health Centers of San
Diego, PATH Connections Housing, and County In-Home Support Services (IHSS). Twenty-six (26)
households (47%) said that they received their healthcare services close to the Plaza Hotel, and 21
households (38%) reported that that they had some form of social supports that included family or
friends, Narcotics Anonymous and/or Alcoholics Anonymous, church, and others. Twenty (20)
households (36%) reported that they had family or friends that could help them during the transition,
and 17 households (31%) said that they had a place they could use to store belongings if needed during
the transition. Lastly, 29 households (53%) said that they felt a part of a community at the Plaza Hotel
with their neighbors.

Part 1 Key Takeaways

There were several important key takeaways when reviewing the limited dataset on the entire tenant
population as well as the data collected on households that enrolled in the Relocation Assistance
Program. The following items are helpful for summarizing the household characteristics of those living at
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the Plaza Hotel and can help shape a broader understanding of SRO populations and future policy
decision-making.

Part 1 - Understanding the Tenant Population

1. Most of the households were long-term tenants. Based on all households at the Plaza Hotel,
65% had lived there for a year or longer, with 17% having lived there longer than 5 years. One
household had lived there for 23 years.

2. The tenant population that utilized SDHC technical assistance and transition supports was
economically vulnerable. Based on those who reached out for assistance, over 70% reported
income below 30% of AMI, and all but one household was below 50% AMI.

3. The households that enrolled in the Relocation Assistance Program were older. The average
age of the households enrolled in the Relocation Assistance Program was 56 years old, with 64%
being over the age of 55 and 22% being over the age of 65.

4. Black/African Americans made up 23% of the households enrolled in SDHC’s Relocation
Assistance Program compared to the general population in San Diego, of which Black/African
American individuals only make up 6%.%*

5. Ofthose enrolled in the Relocation Assistance Program, most had experienced homelessness
in their life. Data indicated that just over half (28 out of 55) of the enrolled households had
experienced homelessness in the past, and half of those (14 out of 28) reported that they
experienced homelessness immediately prior to entering the Plaza Hotel.

6. Of those enrolled in the Relocation Assistance Program, many felt part of a community at the
Plaza Hotel and had some level of support systems. Seventy percent (70%) reported that they
felt connected and part of a “Community” at the Plaza Hotel among their neighbors, which is
important for overall community stability and a sense of belonging.

Part 2: Understanding the Transition Process

The purpose of Part 2 of the study is to understand the transition process and, ultimately, the exit
locations for those who utilized SDHC technical assistance and enrolled in transition support.
Information for this part comes from three sources: a one-on-one interview with SDHC’'s Homelessness
Prevention and Diversion Program Manager, a focus group with frontline staff from the Relocation
Assistance Program, and data that SDHC collected on households enrolled in the program. The transition
process spanned from February 2019, when SDHC was first made aware of the situation, through
November 2019, when the last household exited the Plaza Hotel.

Before analyzing how the transition process unfolded, it is important to mention the financial payments
households received to help relocate. As a requirement within the City of San Diego’s SRO Hotel

4 United States Census Bureau. (2021). “American Community Survey: ACS Demographic and Housing Estimates.” United States
Census Bureau.
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Regulations, each long-term household received a one-time rent benefit payment in the amount of two
times the household’s average rent for the prior 12 months. In addition, each long-term household was
entitled to a rent rebate of $10 per month for each month’s residency beyond 90 days not to exceed
$210 (capped rebate for those who lived there two years or more). On average, each household living at
the Plaza Hotel received a lump sum rent benefit amount of $1,478 and a rent rebate of $166 from the
property owner in accordance with the City’s SRO Hotel Regulations. The average total financial
assistance to each household from the owner was $1,849. SDHC allocated up to $500,000 for
households for move-related costs after their relocation benefits were expended and based on the
individual need of each household. SDHC's additional allocation will be discussed later in this report.

The following section analyzes the various stages of the transition process, including how SDHC
mobilized transition support and reached out to all households. Additionally, it includes services and
programing offered through SDHC technical assistance and transition supports and housing exit
information for households who enrolled in the Relocation Assistance Program.

Quickly Mobilizing Transition Support

The Plaza Hotel closure and SRO conversion process began without notice or application to SDHC for
compliance with the City’s SRO Hotel Regulations. As a result, the tenant notices to vacate were
required to be rescinded and re-issued in the form and with the information required by the SRO Hotel
Regulations. Once informed, SDHC began planning transition services.

SDHC mobilized various internal departments, including the Homelessness Prevention and Diversion
program, to provide critical transition services. The Homelessness Prevention and Diversion program
took the lead and coordinated with SDHC'’s Real Estate Division, which oversaw administration of the
SRO Hotel Regulations at the time.

Due to the sheer number of households that were anticipated to need assistance, SDHC created a
separate program, the Relocation Assistance Program, that would focus on the Plaza Hotel transition.

To create the dedicated Relocation Assistance Program, SDHC assigned two (2) existing staff members to
work on the transition process. SDHC also included staff from its Landlord Engagement and Assistance
Program (LEAP) to support the transition process and specifically help with identifying units to which
households could move. The Relocation Assistance Program leveraged SDHC's HOUSING FIRST — SAN
DIEGO hotline, operated by 211 San Diego staff, to perform initial screenings of households and refer
households to SDHC’s Relocation Assistance Program staff for follow-up.

Because of the time-sensitive nature of the closure, the program was created to support the immediate
need to help households transition.

“The program was really seen as a gap to support people while they transitioned and to provide
individualized gap payment assistance to meet their needs.”

One of the most significant challenges the new program faced was identifying comparable housing
options, especially for those on limited incomes and in such a short timeframe.

“Our biggest concern was if there were enough SROs open in the market to absorb the closure.”
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Outreach and Engagement to Households

The Relocation Assistance Program staff conducted outreach activities to offer transition support and
engage households for assistance. Initially, SDHC staff created a flyer outlining the program and
assistance with directions on how households could access support. They placed flyers on each
household’s door and mailed copies. The flyers were also distributed with each 60-day notice issued to
households.

SDHC staff also held in-person outreach events for all Plaza Hotel households to talk about services
offered through the Relocation Assistance Program and how to access them. SDHC staff noted that
presenting on these services during large group meetings was a helpful component of outreach.

Beyond the distribution of flyers and participation in a large meeting with households and the property
owner, SDHC staff provided an in-person presence at the building to offer assistance due to low initial
enrollment. SDHC staff reported that having an on-site presence was difficult because of building safety
and sanitation.

A total of 66 households initially reached out for technical assistance. SDHC officially enrolled 55
households in transition assistance based on the level of need and type of assistance needed. Some
households did not officially enroll in services, but SDHC offered them support with general questions
they had and offered additional assistance if they were interested. Figure 9 identifies the total number
of households, those who reached out for assistance, and those who enrolled in services.

Figure 9. Number of Total Households, Number of Households Who Reached Out for Support, and
Number Enrolled in Transition Services
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Two waves of notices were issued so SDHC could manage the inflow of potential need. The 1% wave of
notices, sent to half of the households, was issued on March 26, 2019. The 2™ wave of notices, sent to
the second half of the households, was issued on July 9, 2019. Households began enrolling in SDHC
services in April 2019 after official 60-day notices to vacate were issued. Figure 10 displays the number
of households enrolling in the Relocation Assistance Program by month through December 2019.
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Figure 10. Number of Households Enrolled by Month in 2019
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April and May 2019 saw the highest enrollment figures, with other households enrolling later in the
process; according to SDHC staff who were part of the process, some enrolled later because they were
part of the second wave of notices to vacate, while some tried to problem-solve on their own before
contacting SDHC for support.

“Some tenants tried to figure things out on their own, and then, when they couldn’t, they
reached out for support. This made it tough because some tenants literally only contacted us for
help when they were just a few days away from their notice to vacate date.”

Once SDHC staff heard about the closure, they began attempting to connect with households and offer
technical assistance and transition supports services. According to SDHC, some households left
immediately in February and March 2019 and did not reach out to SDHC for support. Figure 11 shows
the number of individual exits per month and indicates that 36 households (20%) exited in February and
March 2019, with another 26 (14%) exiting in April 2019, which was the month SDHC began enrolling
people in the Relocation Assistance Program. Over a third of the population left in the initial three
months, and only three of those who exited during those months enrolled in SDHC’s services. Four
individuals passed away and, therefore, did not have an exit date.

Figure 11. Percentage of Exits of All Households by Month in 2019
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Primary barriers, as SDHC staff noted, were the need for longer-term and more intensive support, lack of
phones for prompt communication, and financial and legal issues.

“Some had significant financial issues. For example, one tenant lost their job and then lost their
green card, which made it really challenging to help them transition to a new unit.”

When SDHC staff began reaching out to households in the initial months, it was discovered that tenants
were very confused by the process because of separate communications coming from Plaza Hotel’s legal
representatives.

“The legal messaging was not clear. The communication coming from the legal firm managing
the process was not clear, and tenants were confused. Also, some tenants initially did not
understand our role or what we were doing.”

Housing Transition Support and Technical Assistance

As mentioned earlier, HOUSING FIRST — SAN DIEGO hotline staff conducted an initial screening of all
households who reached out for support and referred them to SDHC. SDHC would then connect with
the household and conduct an initial housing assessment to better understand their needs and desires
about moving.

“Our job was to help people navigate their move, determining if they had any plans and where

they were looking to move. Also, we wanted to know if they needed housing search assistance

and any additional financial assistance. Those who were reaching out were generally accepting
of help.”

SDHC’s Relocation Assistance Program included housing search assistance, financial assistance, and case
management. According to SDHC staff, housing search assistance included using existing SDHC
relationships with community-based landlords to find units, assisting with setting up housing viewings,
attending unit viewings with households, and serving as a liaison to talk to landlords on the household’s
behalf. Financial assistance included providing any needed financial resources outside of the funds they
were receiving from the owner to transition successfully. Case management was defined as connecting
households to other resources, helping them apply for Supplemental Security Income (SSI) or other
benefits, and making other community-based referrals.

SDHC staff also said that while their transition services, such as housing search assistance, financial
assistance, and case management, were important, providing emotional support was also imperative.

“Clients were extremely stressed with having to move. [It] seemed as if [some] of the most
important components of case management were providing emotional support, helping to
alleviate fears, and identifying support systems.”

The support SDHC provided was only intended as gap coverage to facilitate the transition to another
permanent housing option. The length of time in the program varied, with the average being 52 days
from enroliment while living at the Plaza Hotel to program exit date. Almost a third of the households
needed services for less than 30 days, with a handful only needing two (2) weeks or less. Some
households with more significant barriers needed longer-term assistance, with one staying enrolled for
about nine (9) months before transitioning to a new home. Note that three households did not have an
exit date listed. Figure 12 highlights the length of time in the program.
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Figure 12. Length of Time of Participation in Transition Support
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Housing Placements
The most important goal of the Relocation Assistance Program was to ensure that households were able
to transition from the Plaza Hotel to another permanent housing setting.

“The biggest challenge was trying to find the number of units at that level of affordability within
a condensed time period. And the Plaza Hotel rents were one of the lowest rents of SROs in the
city. Deposits were also low, and they didn’t do background checks there, so given these things,
the population was challenging to rehouse.”

When asked which area of town households wanted to transition to, most wanted to stay in Downtown
because of their existing connections with food resources, transportation, and healthcare providers.

“For the Plaza Hotel transition, we were allowed to use SDHC funds to house people outside of
the City limits, however, most didn’t want to leave downtown.”

In addition to the limited time, household challenges, and trying to find enough affordable unitsin a
limited geographic area, none of the Plaza Hotel households had any form of rental subsidy or assistance
beyond the relocation assistance they received from the owner, their own existing income, and any gap
assistance SDHC provided.

Forty-eight (48) of the 55 households enrolled in the Relocation Assistance Program (87%) exited to a
permanent housing setting. Figure 13 identifies the type of housing units to which the households
transitioned. The majority went to other SROs (28 out of 48, 58%), while 15 (31%) went to a studio or 1-
bedroom. Five (10%) went to a shared housing setting and/or rented a room in someone’s house.
According to SDHC staff, having existing relationships with other SRO landlords made a noticeable
difference.

“Having solid existing relationships with landlords, especially other SROs, was a huge benefit.
We were able to place most people in other SRO units in Downtown.”

Geographically, the majority of the 48 households stayed in Downtown, with 30 (63%) staying in ZIP
Code 92101, while a few households went to other areas in the City, such as Mid-City (2, 4%), Logan
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Heights (1, 2%), and Rolando (1, 2%). (Figure 14). Exit destination ZIP Codes for fourteen (14)
households (29%) were unknown.

Figure 13. Type of Permanent Housing Units to Which Households Transitioned
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Figure 14. ZIP Code to Which Households Transitioned
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As noted earlier, SDHC allocated up to $500,000 for gap assistance to support households to transition
successfully from the Plaza Hotel. This funding was only to be used as gap coverage or bridge if the
household needed extra financial assistance beyond what they received from the owner. SDHC spent
$46,066 total across 32 households. Figure 15 displays the total dollar amounts per financial assistance
type, while Figure 16 identifies the total number of households that received each type. Application fees
and rental assistance were the categories most needed by households; categories to which the highest
amounts of funding were allocated were rental assistance and security deposits.
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Figure 15. Amount of Financial Assistance by Type Provided by SDHC
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Figure 16. Number of Households who Needed Each Assistance Type
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Part 2: Key Takeaways

After reviewing the transition process that occurred between February 2019 and November 2019, the
following are key takeaways from the transition process.

1. SDHC prioritized mobilization and allocation of direct staff solely focused on the Plaza Hotel
transition. SDHC responded effectively to both address the closure from a legal perspective and
ensure transition support services that could help bridge the gap from the Plaza Hotel to other
housing setting were in place.
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2. Outreach efforts and a communication strategy are critical to engage households in the
transition process. SDHC staff created flyers describing the process to access services, attended
an in-person group meeting with the owner to offer services, and made attempts to connect
with households on-site.

3. Almost a third of the Plaza Hotel households enrolled in transition services through the
Relocation Assistance Program.

4. Eighty-seven percent (87%) of households that received transition support exited successfully.
The transition support services that SDHC provided effectively supported households moving to
a new permanent housing setting.

5. Eighteen percent (18%) of the Plaza Hotel households needed additional financial assistance
through SDHC’s gap support. SDHC was prepared to provide gap assistance for all residents of
the Plaza Hotel. Of the up to $500,000 allocated for gap assistance, SDHC spent approximately
$46,000 on 32 households. The most-needed financial assistance categories were application
fees, additional rental assistance, and security deposits.

Part 3: Understanding the Long-Term Impact on Housing Stability

Part 3 of the study focuses on the long-term stability and service utilization of the tenant population.
The study used community data from the Homeless Management Information System (HMIS)
administered by the Regional Task Force on Homelessness (RTFH) to track whether households that
moved out of the Plaza Hotel accessed the homelessness response system, like entering shelter, day
centers, or being served by street outreach programs. Additionally, the study used service utilization
data from 211 San Diego’s Community Information Exchange (CIE) to understand other social service
usage. RTFH data from February 2019 to December 2021 was analyzed. from 211 San Diego’s CIE data
from December 2019 to September 2022 was also analyzed.

Part 3 analyzes the former Plaza Hotel households’ utilization of services, as reflected in HMIS and CIE.
SDHC obtained authorization to collect and pull data for the 55 households that engaged with the
Relocation Assistance Program staff. Data for residents who did not access SDHC's Relocation Assistance
Program cannot be included because SDHC does not have release-of-information authorization from
those residents. Of the 55 households, 31 had data in CIE and five (5) in HMIS. Information in both CIE
and HMIS is subject to the accuracy and timeliness of data entered by community partners.

Long-Term Impact on Housing Stability

HMIS
Program entries and enrollments in HMIS were reviewed to determine if a person accessed the
homelessness response system. HMIS data from February 2019 to December 2021 was analyzed.

Of the 55 households, 5 households (9%) experienced homelessness after the closure of the Plaza Hotel,
as reflected in HMIS data. The first program enrollments in HMIS for the five (5) households were
February 2019, July 2019, December 2019, January 2020, and July 2020. The other 50 households, or
91%, do not have any program entries or enrollments in HMIS, indicating that the households did not
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need to access services after the closure of Plaza Hotel. Figure 17 shows those who accessed the
homelessness response system as denoted in HMIS.

Figure 17. Population Experienced Homelessness after Plaza Hotel Closure

50
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= Households that Did Not Enter the Homelessness Response System

HMIS data show that the 5 households that experienced homelessness accessed different programs in
the homelessness response system and utilized some of those programs more than once. Programs like
day centers, emergency shelter, and street outreach were the most common services accessed. Figure
18 shows the homelessness services accessed by each of the five (5) households who experienced
homelessness.

Figure 18. Program Enrollments by Project Type
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The Vulnerability Index — Service Prioritization Decision Assistance Tool (VI-SPDAT) seeks to measure the
level of acuity for a household and helps explain some of the household’s broader vulnerabilities. The
Regional Task Force on Homelessness (RTFH), which refers households to housing resources through the
Coordinated Entry System (CES), uses the VI-SPDAT as a component of the Community Assessment Tool
to determine the overall level of vulnerability. Lower VI-SPDAT scores typically reflect lower
vulnerabilities and less intense interventions, while higher VI-SPDAT scores typically reflect higher
vulnerabilities and more intense interventions, like permanent supportive housing (PSH). Most of the
households who enrolled in the Relocation Assistance Program and experienced homelessness scored
lower on the VI-SPDAT, with scores between 1-8 (Figure 19.).

Figure 19. Households’ VI-SPDAT Assessment Scores

Tenant VI-SPDAT Assessment Score ‘
Household 1
Household 2
Household 3
Household 4
Household 5

A AR

The transition period spanned from February and March 2019, when SDHC first heard of the situation,
through November 2019, when the last tenant exited the Plaza Hotel. According to HMIS data from
February 2019 to December 2021, these 5 households enrolled in homelessness projects multiple times.
The figure below shows the earliest enrollment date for each household. The months in which each
household first enrolled are as follows: Household 1 - January 2020; Household 2 - December 2019;
Household 3 - July 2020; Household 4 - February 2019; and Household 5 - July 2019 (Figure 20.). This
data suggests that households were most vulnerable to experiencing homelessness within one year of
their move-out date from Plaza Hotel.
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Figure 20. Enrollments Project Start Date
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Prior to enrolling in the various projects in HMIS, each of the households was staying in a place not
meant for habitation or Safe Haven.

211 San Diego’s CIE

In addition to the HMIS data that RTFH provided, SDHC obtained data from 211 San Diego on 31
households that consented into the CIE database, with 13 households contacting 211 San Diego during
the period following the closure of Plaza Hotel—December 2019 to September 2022. Three (3) of these
households in CIE overlap with the HMIS data provided by RTFH. When a household reaches out to 211
San Diego for resources and supports, 211 representatives document and track their needs through a
set list of questions for those who consent into the CIE. The 211 representatives document the various
needs and provide referrals. Once community partners receive the referral, households are enrolled into
programs if they consent.

CIE provided data on household information, needs, referrals, and program enrollments. Households
can have more than one entry per need, referral, or program enrollment. Thirteen (13) households had
needs documented, 13 households had referrals made, and 6 households had program enrollments.

The Plaza Hotel closure occurred during February 2019 through November 2019, right before the
COVID-19 pandemic of 2020. The COVID-19 pandemic significantly impacted the City of San Diego and
its residents in 2020 with economic and workforce challenges, closures, ordinances, and protections.
Since the impacts of COVID-19 were not part of this study, we do not know the extent to which the
pandemic impacted Plaza Hotel residents.

Household Needs

When a household reaches out to 211 San Diego, representatives ask a set of prepared questions to
identify household needs. Needs include things like Housing/Shelter, Legal/Legal Assistance, Public
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Assistance Programs, Employment, Utilities, Food and Other. Households in the CIE database can have
multiple sets of needs.

Of the 13 households that identified needs during December 2019 to September 2022, eight (8)
households identified needs for housing/shelter services. There was not a significant need for
housing/shelter services in the year immediately following the closure, with only two (2) households
reaching out for assistance from December 2019 to December 2020. During the years of 2021 and 2022,
an additional six (6) households had needs related to housing/shelter.

Figure 21. Household Needs (December 2019-September 2022)

Number of Households

Needs with Needs Percentage of Households with Needs

Housing/Shelter 8 62%
Legal/Legal Assistance 4 31%
Modalities

Public Assistance Programs 9 69%
Employment 3 23%
Utilities 3 23%
Food 2 15%
Other 8 62%

*Households can have multiple documented needs.
Household Referrals

After a household identifies needs, corresponding referrals to community service providers are then
made by 211 representatives to address those needs. A referral does not necessarily reflect a program
enrollment. During the period of December 2019 to September 2022, there were 113 referrals across 13
households. 211 San Diego made referrals to housing-related services for eight (8) households, or 62%
of the total households.

Figure 22. Household Referrals (December 2019-September 2022)

Number of
EEE]S Households with Percentage of Households with Referrals
Referrals
Housing 8 62%
Health Management 3 23%
Income & Benefits 4 31%
Employment 2 15%
Nutrition 9 69%
Primary Care 1 8%
Utility 1 8%
Activities of Daily Living 1 8%
Null 1 8%
*Households can have multiple referrals.
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Household Program Enroliments

After a household has been referred to community service providers, households can then consent to be
enrolled in programs. Households can enroll in multiple programs. Six (6) households enrolled in 19
programs during the period of December 2019 to September 2022.

Figure 23. Program Enrollments (December 2019-September 2022)

Number of Households with Percentage of Households
Enrolled Program Name .
Program Enrollments with Program Enroliments

CalFresh Enrollment Services 2 15%
California Alternate Rates for 1 8%
Energy Program (CARE)
Coordinated Entry System 3 23%
EWS - ES - County Emergency 1 8%
Response Hotel/Motel Program
Golden Hall Single Men Bridge 1 8%
Shelter
Homeless Prevention and Shelter 1 8%
Diversion
Landlord Engagement and 1 8%
Assistance Program (LEAP)
Permanent Supportive Housing 1 8%
San Diego Day Center 1 8%
Supportive Services for Veteran 1 8%
Families (SSVF)
Temporary Bridge Shelter 1 8%
UPLIFT - SSO - The Home Team 1 8%

*Households can have multiple program enrollments.

Part 3: Key Takeaways

There were several key takeaways when reviewing long-term housing stability data. The following items
are helpful for summarizing the impact on long-term housing stability after an SRO closure and can help
guide future policy decision-making in the case of other closures.

1. Ninety-one percent (91%) of the households enrolled in the Relocation Assistance Program did
not access homeless services in the Homeless Management Information System after the
Plaza Hotel closure. Fifty (50) former households did not access homelessness services, as
reflected in HMIS data.

2. Day shelter, emergency shelter, and street outreach were the most common program
enrollments in HMIS for the five (5) households that did access homelessness services.

3. Housing/shelter-related needs, referrals, and enroliments were most commonly reflected in
the CIE. In CIE data, 62% of the households identified needs for housing/shelter, 62% of the
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households had referrals for housing/shelter, and majority of the program enrollments were
related to housing/shelter.

4. VI-SPDAT scores were relatively low for those households that experienced homelessness,
reflecting a need for lower-intensity interventions. The VI-SPDAT score average was 4, with a
high score of 8 and a low score of 1.

5. Experiences of homelessness occurred within the first year after the Plaza Hotel closure. The
HMIS data indicate that 5 households experienced homelessness within one-year of an SRO
closure. After the one-year mark, there were no new entries into the homelessness response
system for the subset of the population with HMIS data collected.

6. Five (5) former tenants of the Plaza Hotel became homeless within 2 years of the SRO closure.
Nine (9%) percent of the households that were formerly housed at the Plaza Hotel became

homeless.

7. Household incomes for those that experienced homelessness is significantly below fair market
rents in San Diego.
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