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EXECUTIVE SUMMARY
Housing continues to challenge the Sacramento Region in its quest for economic growth, quality of life, and social
equity. Escalating prices and rents reflect the inadequacy of supply. Policymakers seeking solutions are again
considering inclusionary zoning (IZ) policies, requiring that builders set aside a certain percentage of their units
for lower income households.
The City of Sacramento and Sacramento County maintained IZ policies from 2004 through 2014/2015. Since that
time, both areas have relied on fee assessments to finance affordable housing. Analysis of the results of these two
periods show that IZ requirements:
•
•

Slowed overall housing production
Produced more lower income housing at the expense of workforce or moderate-income
housing
• Contributed to a shortfall of housing relative to population growth
The results for the three regions (City of Sacramento, Sacramento County, and City of West Sacramento) show
that a 15% IZ would trigger rising home prices and rents, declining affordability, and the construction of fewer
homes when more are needed, not fewer.

IZ WOULD PUSH HOME PRICES AND RENTS UP
IN ALL AREAS
(PERCENT CHANGE)
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SOURCE: FBEI
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IZ WOULD PRICE 2-3 HOUSEHOLDS OUT OF NEW
HOUSING FOR EACH ADDITION A L AFFORDABLE UNIT
( N U M B E R O F H O U S E H O LD S )
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SOURCE: FBEI

The study’s findings highlight the trade-off between more housing for some versus the rest. For every household
fortunate enough to access a subsidized affordable unit, more than two households would be forced out of the
new housing market. The trade-off for people of color also would be even worse for much of the Sacramento area.
An in-depth analysis of the potential impact of a new 15% IZ policy in each region finds the following:

City of Sacramento
»
»
»
»
»

A 15% IZ would increase new home prices by 6.8% to nearly $626,000. The increase would price another
6,300 families out of the new housing market
It would boost rents on new apartments by an average of more than $200 per month to over $2,600, an
increase of 8.4%.
A 15% IZ regulation would reduce the total production of new for-sale and rental new housing by 4.5%.
Although there would be an addition of 127 subsidized affordable units, there would be a decrease of
297 market-rate units.
For each rental or subsidized for-sale home produced for a lower income household, 2.3 other households
would no longer be able to afford new housing in the open marketplace.
Over the next ten years, a 15% IZ would cost the City the loss of a total 1,700 units.

IZ Policy Effects on Total Housing
City of Sacramento
City of Sacramento Total
Total housing permits
Affordable housing (AH)
Market Housing
Change in MktH/AH, No. HH
10-year total housing permit loss

2

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

3,811

3,641

-170

-4.5

419

546

127

30

3,392

3,095

-297

-8.8

NA

NA

-2.3

NA

1,700
SOURCE: CIRB, FBEI
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Sacramento County
Under a 15% IZ policy:
» New home prices would rise 6.0%, while rents would increase 7.5%.
» Total housing production would fall by 4.1%.
» For every additional affordable unit produced, 2.2 market rate units would be lost.
» The County would lose 270 potential units over the next decade at a time when it is already struggling
to meet its housing goals.

IZ Policy Effects on Total Housing
Sacramento County
Sacramento County Total

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

668

640

-28

-4.1

73

96

23

31

Market Housing

595

544

-51

-8.4

Change in MktH/AH, No. HH

NA

NA

-2.2

NA

10-year total housing permit loss

270

Total housing permits
Affordable housing (AH)

SOURCE: CIRB, FBEI

City of West Sacramento
Under a 15% IZ policy
» New home prices would climb 6.5%, while rents would swell 8.0%.
» Total housing production would shrink 5.4%.
» For every additional affordable unit built, 2.7 market rate units would be lost.
» A 15% IZ policy would cost the City the loss of 320 housing units over the next decade.

IZ Policy Effects on Total Housing
City of West Sacramento
City of West Sacramento
Total

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

596

564

-32

-5.4

Affordable housing (AH)

66

85

19

29

Market Housing

530

479

-51

-10

Change in MktH/AH, No. HH

NA

NA

-2.7

NA

10-year total housing permit loss

320
SOURCE: CIRB, FBEI

Analysis of effective policies in other cities indicates the value of reducing regulatory barriers preventing more
affordable housing, a dedicated funding stream, and tax credits and other incentives. These options promise
much more success than an IZ policy that causes more harm than gain.

3

Inclusionary housing in the Sacramento Region: costs vs. benefits

INTRODUCTION AND STUDY PURPOSE
HOUSING IN THE SACRAMENTO REGION
Housing has challenged the Sacramento region, along with the rest of California and the nation, as low interest
rates, increased remote working, and the need for more space have fed demand. New construction has struggled
to keep pace, hampered by a surge in materials costs and difficulties in staffing construction jobs. As of mid-2021,
median rents were up 9.4% over the prior year, while home prices had jumped 21% over their prior year.
The latest pressures on housing add to those that have accumulated in recent years. Agribusiness, state
government, and the pressure of Silicon Valley companies and workers looking for less expensive space have
fueled demand. Land use constraints, environmental considerations, and various government policies have
limited the supply response even while other goals may have justified their use.
Housing access has emerged as a top concern for both the region’s households and employers. Policymakers
face two critical issues: affordable housing and housing affordability. The two concepts are distinct and may even
conflict.
Affordable Housing: The provision of subsidized housing for households typically earning less than the
area’s average median income (AMI).
Housing Affordability: The ability of the general population to access housing at a price that does not
cause extreme financial stress, including large debt burdens.
If government policy focused on boosting affordable housing raises the price of market housing, policymakers
may be frustrated to see a decline in overall housing affordability.

STUDY PURPOSE
This study seeks to answer two major questions:
1. What costs and benefits would the adoption of Inclusionary Zoning (IZ) policies bring to the Sacramento
region? Such policies would require builders to set aside 15% of their units of new projects at belowmarket rates.
2. What other options might policymakers consider to address the region’s housing constraints and
provide more housing for lower income households?
The study will focus on three areas: the City of Sacramento, Sacramento County, and the City of West Sacramento
in Yolo County.
To analyze the costs and benefits of potential IZ policies, we examined the region’s past experience with those
policies and alternatives in recent years. The potential impact of new IZ policies was modeled to understand the
impact on home prices, rents, total housing production, and affordability in each of the three areas. The potential
impact on households of color was also investigated.
To assess the potential for policy alternatives, the recent experience of successful efforts in other parts of the
country was examined. This analysis, combined with other research, is used to present policymakers with
recommendations as to the best path forward to address the region’s housing issues.
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HOUSING’S TRACK RECORD IN THE SACRAMENTO
REGION
To address the access to housing, particularly among low-income households, policymakers in the Sacramento
region have experimented with different approaches during the last two decades. In the period before 2014-15,
the County and City of Sacramento focused on Inclusionary Zoning statutes, requiring builders to construct a
certain percentage of their units to be sold or rented at below-market rates (BMR). After 2014-15, the City and the
County of Sacramento abandoned the former Inclusionary Zoning policy and instead required builders to pay an
in lieu fee, with proceeds deposited into the region’s housing trust fund.
This section analyzes the impact of the different policy approaches on housing in the City and County of
Sacramento.

THE CITY OF SACRAMENTO
From 2001 through the fall of 2015, the City of Sacramento imposed a 15% IZ policy, with two components:
• 5% Low Income (80% average median income or AMI)
• 10% Very Low Income (50% AMI)
In September 2015, the City implemented a new ordinance, requiring builders to pay an impact fee per square foot
of new residential development, based on density and location of the development. The impact fee is currently
being enforced.
Average annual housing production rates over 2007-14 were compared with those of 2016-2020 to capture two
time periods of approximate equal length and two housing cycles. Since 2015 was a transition year from IZ to
impact fees, it was excluded from the analysis. The results show that average annual housing permits in the City
nearly quadrupled, with a 292% gain, after its IZ policy ended versus a more moderate 63% statewide gain.
EXHIBIT 1

CITY OF SACRAMENTO'S HOUSING PRODUCTION
SKYROCKETS AFTER IZ ENDS
( AV E R AG E A N N UA L H O U S I N G U N I T S * , P E R C E N T C H A N G E )

350%

292%

300%
250%
200%
150%

63%

100%
50%
0%

City of Sacramento
* 2016-2020 VS. 2007-2014
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The City’s share of statewide permits has also climbed steadily with the ending of Inclusionary Zoning.
EXHIBIT 2

CITY OF SACRAMENTO'S STATE HOUSING SHARE
CLIMBS AFTER IZ CONCLUDES
( P E R C E N T O F TOTA L P E R M I TS )
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SOURCE: CIRB, FBEI
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How has the City of Sacramento fared with respect to the production of affordable housing under its two
differing policies? According to data reported in its RHNA reports, lower income housing accounted for 20% of
all affordable new units over the entire 2007-2020 period , while moderate income accounted for about 40%
and higher income housing another 40%. In the 2007-14 period, IZ and the collapse of higher income housing
after the financial crisis appear to have caused more lower income housing, with its share rising to 38%. This gain
came at the expense of moderate income housing, which saw its share at only 26%. With the repeal of IZ,
builders responded to the demand for workforce housing, with its share rising to 46%, while lower income
housing’s share fell to 11 %.
EXHIBIT 3

MORE LOW INCOME HOUSING DRIVES OUT WORKFORCE
HOUSING IN THE CITY OF SACRAMENTO
(PERCENT OF AFFORDABLE UNITS PRODUCED)
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Analysis of the total performance of the City’s housing stock over nearly two decades also yields some valuable
insights. As is the case with the County, housing production has not kept pace with population growth. Between
the beginning of 2004 and January 1, 2021, housing stock in the City of Sacramento has increased 15.5%, while its
population has expanded by 19.0%. This contrasts with the State’s overall ability to increase housing faster than
its population (13.5% vs. 11.6%).

EXHIBIT 4

CITY OF SACRAMENTO'S HOUSING STOCK FAILS TO KEEP
PACE WITH POPULATION GROWTH
( P E R C E N T C H A N G E , 2 0 0 4 - 2 0 21 )
19.0%

20%
16%

15.5%
13.5%
11.6%

12%
8%
4%
0%

Housing Stock

Population
City of Sacramento

Housing Stock

Population
California

SOURCE: CALIFORNIA DEPARTMENT OF FINANCE, FBEI

Sacramento’s potential population growth might have been even higher since individuals may have moved to
other areas to find less expensive housing. While the City’s regulatory approach and imposition of additional costs
may not fully explain the population/housing growth imbalance, they have probably been contributing factors.

SACRAMENTO COUNTY
From 2004 until February 2014, Sacramento County had a 15% Inclusionary Zoning (IZ) policy, with two
components:
• 5% Low Income (80% average median income or AMI)
• 10% Very Low Income (50% AMI)
In February 2014, the County implemented an impact fee ordinance requiring builders to pay a flat fee per square
foot of new residential developments. The impact fee is currently being enforced.
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Analysis of the seven years before the policy change in 2014 and six years after shows that the total number of
housing permits in Sacramento County more than doubled, rising by 108%, when IZ was terminated.
EXHIBIT 5

SACRAMENTO COUNTY'S HOUSING PRODUCTION
OUTPERFORMS STATE AFTER IZ ENDS
( AV E R AG E A N N UA L H O U S I N G U N I T S * , P E R C E N T C H A N G E )
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* 2015-2020 VS. 2007-2013

SOURCE: CIRB, FBEI

The earlier period, 2007-13, did include the end of the previous housing boom and subsequent recession. However,
the County’s housing rebound since 2015 following the end of IZ has significantly outperformed the 67% climb
statewide. The County’s share of statewide permits has also trended higher with the ending of Inclusionary Zoning.
EXHIBIT 6

SACRAMENTO COUNTY'S STATE HOUSING
SHARE REBOUNDS AFTER IZ ENDS
( P E R C E N T O F TOTA L P E R M I TS )
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SOURCE: CIRB, FBEI
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How has the production of affordable housing fared under the two differing policies? According to data
reported by the County in its Regional Housing Needs Assessment (RHNA) reports, lower income (0-80% AMI)
housing accounted for more than half of the affordable new units in the seven years through 2013. This
appears to have come at the expense of moderate income (81-120% AMI) or worker housing, which
contributed just 15% of total affordable units. In the years following the ending of IZ requirements in 2014,
builders shifted to meet the demand for worker housing, with its share rising to 41% of the total, while
lower income housing production fell back to 7%.
For the entire 2007-20 period, lower-income and workforce housing each accounted for about 30% of all
affordable new units. These numbers indicate the distortions to production types and the differential impacts
on income groups of IZ policies, with one group winning at the expense of others.
EXHIBIT 7

SACRAMENTO COUNTY PRODUCED MORE LOWER-INCOME
HOUSING AT THE EXPENSE OF WORKFORCE HOUSING
(PERCENT OF AFFORDABLE UNITS PRODUCED)

60%

53%

50%

41%

40%

29%

30%
20%

15%
7%

10%
0%

28%

Low Income

Moderate Income

2007-2013

Low Income

Moderate Income

2015-2020

Low Income

Moderate Income

2007-2020
SOURCE: SAC CO RHNA REPORTS, FBEI
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Taking a broader perspective, how have the County’s efforts to regulate housing production, through either IZ
policies or impact fees, impacted the growth of its total housing stock? (The specific effects of the two different
policy regimes cannot be easily identified because of the time required to convert permits into completed units
and the impact on demolitions.) The imposition of all types of additional costs on homebuilding would be expected
to slow its potential growth.
The data shows that the County’s housing stock has not kept pace with its population growth. Between the
beginning of 2004 and January 1, 2021, Sacramento County’s housing stock has increased 5.6%, failing to keep
pace with its 6.9% population climb. In contrast, California total housing stock’s 13.5% gain outpaced its population
growth (11.6%) by nearly two percentage points.

EXHIBIT 8

SACRAMENTO COUNTY'S HOUSING STOCK LAGS
POPULATION GROWTH
( P E R C E N T C H A N G E , 2 0 0 4 - 2 0 21 )
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SOURCE: CALIFORNIA DEPARTMENT OF FINANCE, FBEI

While the County’s regulatory approach and imposition of additional costs may not fully explain the population/
housing growth mismatch, they have probably been contributing factors.

THE SACRAMENTO REGION’S POLICY EXPERIENCE
Although a multitude of economic and financial factors have affected the Sacramento region’s housing sector,
the data suggests that regulations to force more affordable housing, especially Inclusionary Zoning, have:
•
•
•

Slowed overall production
Produced more lower income housing at the expense of workforce or middle-income housing
Contributed to a shortfall of housing relative to population growth

These undoubtedly are not the outcomes that policymakers have sought.
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POTENTIAL IMPACT OF A NEW
INCLUSIONARY ZONING POLICY
To help policymakers weigh the costs and benefits of a new Inclusionary Zoning (IZ) policy, a model based on the
current distribution of households in the region and the financial requirements for owning or renting housing in
the region was analyzed.
The implications of an IZ policy were considered, requiring that builders set aside 15% of the units for any project
to be allocated to three income groups:
•
•
•

3% Extremely Low Income: 0-30% of average median income (AMI)
6% Very Low Income: 30%-50% AMI
6% Low Income: 50%-80% AMI

Three geographic areas were considered:
•
•
•

The City of Sacramento
Sacramento County (unincorporated)
The City of West Sacramento in Yolo County

The potential impact on housing produced both for the purchase/for-sale market and the rental side was assessed
along with an evaluation of the total housing market.
Note that the impacts discussed in this section involve conservative calculations based on estimates provided
by builders in the region. Some builders indicate that a 15% IZ would boost unit costs by 15-20%. These or larger
possible increases would likely make projects unfeasible. Many projects would require extensive design changes.
The process of building affordable housing is a fundamentally different business model compared with one
focused on market rate housing. Building subsidized affordable housing has numerous capital funding and labor
requirements that do not exist in the market rate housing realm. Affordable housing production is an intensely
complex and challenging endeavor. As a result, many builders might choose to build in other areas, increasing the
impacts shown in the analysis below.

THE CITY OF SACRAMENTO
The For-Sale Market

A 15% IZ would boost the cost of a typical new home in the City of Sacramento by 6.8% to close to $626,000.
Total production would fall from about 956 units to 907 units, a drop of 5.1%. While 31 additional affordable
housing units would be produced, 80 market-rate units would be lost. This means that 2.6 households seeking
to buy a new home would be priced out of the market for each affordable housing unit that could be produced.
Affordability, measured in terms of the percentage of households who could afford a new home, would drop from
25% to 22%. This means that an additional 6,300 households would be priced out of the new home market.
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EXHIBIT 9

IZ Policy Effects on For-Sale Housing
City of Sacramento
City of Sacramento Total
For-Sale

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

956

907

-49

-5.1

Affordable housing (AH)

105

136

31

29

Market housing

851

771

-80

-9.3

$585,990

$625,802

$39,812

6.8

Change in MktH/AH, No. HH

NA

NA

-2.6

NA

Housing affordability share, %

25

22

NA

NA

Home price

SOURCE: CIRB, FBEI

The Rental Market

The results reveal that a 15% IZ inclusionary requirement for typical new projects developed for apartments or
other housing intended to be rented would raise rents an average of 8.4% to about $2,600 per month across the
City. Total production would fall from about 2,855 to 2,733 units, a drop of 4.3%.
While 96 additional affordable housing units would be produced, about 218 market-rate housing units would be
lost. This means that 2.3 households would be priced out of the rental market for every additional affordable unit
that would be produced. Based on their incomes, the share of households who could afford a new apartment
would drop from 34% to 30%. This amounts to an additional 7,100 households who could no longer afford a new
apartment. These numbers are calculated based on the assumption used by most policymakers that apartment
residents should pay a maximum of one-third of their total income on rent.
EXHIBIT 10

IZ Policy Effects on Rental Housing
City of Sacramento
City of Sacramento Total
Rental

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

2,855

2,733

-122

-4.3

314

410

96

31

Market housing

2,541

2,323

-218

-8.6

Monthly rent

$2,411

$2,614

$203

8.4

Change in MktH/AH, No. HH

NA

NA

-2.3

NA

Housing affordability share, %

34

30

NA

NA

Total housing permits
Affordable housing (AH)

SOURCE: CIRB, FBEI
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The Total Market

Combining the for-sale and rental sides of the market, what would be the likely impact of a new IZ inclusionary
affordable housing regulation? Expected outcomes were calculated using the permit totals of 2020 for the entire
City.
The Citywide results show that the total number of housing units produced annually would fall from about 3,811
units under current market conditions to 3,641 units under a 15% IZ. This would be a drop of 4.5%. A total of just
127 for-sale and rental units would be added to the number of affordable housing units produced each year, while
297 fewer market-rate housing units would be produced. The trade-off from the proposed change in policy would
be stark. For every new affordable housing unit produced for extremely low, very low, or low-income households
seeking to own or rent, 2.3 other households would no longer be able to buy or even rent the home they had
sought.
Over the next ten years, the City would produce 1,700 fewer homes under an IZ policy requirement, further
stressing its goal to achieve State-mandated housing production totals.
EXHIBIT 11

IZ Policy Effects on Total Housing
City of Sacramento
City of Sacramento Total
Total housing permits
Affordable housing (AH)
Market housing
Change in MktH/AH, No. HH
10-year total housing permit loss

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

3,811

3,641

-170

-4.5

419

546

127

30

3,392

3,095

-297

-8.8

NA

NA

-2.3

NA

1,700
SOURCE: CIRB, FBEI

EXHIBIT 12

CITY OF SACRAMENTO'S FOR-SALE AND RENTAL
HOUSING PRICES WOULD INCREASE UNDER IZ
( P R I C E I N C R EA S E , P E R C E N T C H A N G E )

8.4%

9.0%

6.8%
6.0%

3.0%

0.0%

For-sale housing

Rental housing
SOURCE: FBEI
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EXHIBIT 13

CITY OF SACRAMENTO'S HOUSING AFFORDABILITY
WOULD DECREASE IN ALL MARKETS
( A F F O R DA B I L I T Y S H A R E , P E R C E N T )

40%
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SOURCE: FBEI

EXHIBIT 14

IZ CREATES OVERALL DECLINE IN HOUSING IN THE
CITY OF SACRAMENTO
(CHANGE IN HOUSING UNITS, NUMBER)

150
100
50
0
-50
-100
-150
-200
-250
-300
-350

127

Afforable units
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-297
SOURCE: FBEI

SACRAMENTO COUNTY
The For-Sale Market
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A 15% IZ would raise the cost of a typical new home in Sacramento County by 6.0% to about $727,000. Total
production would fall from 653 units to 626 units, a 4.1% decline. While 22 additional affordable housing units
would be produced, 49 market-rate units would be lost. This means that 2.2 households seeking to buy a new
home would be priced out of the market for each additional affordable housing unit that could be produced.
Affordability, measured in terms of the percentage of households who could afford a new home, would decline
from 20% to 18%. This translates into an additional 4,300 households who would be priced out of the new home
market.
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EXHIBIT 15

IZ Policy Effects on For-Sale Housing
Sacramento County
Sacramento County Total
For-Sale

2020
Base*

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

653

626

-27

-4.1

Affordable housing (AH)

72

94

22

31

Market housing

581

532

-49

-8.4

$686,000

$727,352

$41,352

6.0

Change in MktH/AH, No. HH

NA

NA

-2.2

NA

Housing affordability share, %

20

18

NA

NA

Home price

*Adjusted to allow for rental housing

SOURCE: CIRB, FBEI

The Rental Market

The results indicate that a 15% IZ inclusionary requirement for typical new projects developed for apartment
or other housing intended to be rented in the County would raise rents an average of 7.5% to about $3,400 per
month. This would push affordability, in terms of the proportion of households who could afford a new apartment,
down from 22% to 20%. This would price more than 5,000 additional households out of the rental market.
Only 15 permits for multi-family housing were issued in the unincorporated parts of Sacramento County during
2020, indicating the absence of a significant rental market. A 15% IZ mandate would thus produce a negligible
number of affordable rental units.
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The Total Market

Combining the for-sale and rental sides of the market, what would be the likely impact of a new IZ inclusionary
affordable housing regulation? Expected outcomes were calculated using the 2020 permit total.
The results show that the total number of housing units produced annually would fall from 668 units under current
market conditions to 640 units under a 15% IZ. This would be a drop of 4.2%. A total of 23 for-sale and rental
units would be added to the number of affordable housing units produced each year, while 51 fewer market-rate
housing units would be produced. For every affordable housing unit produced for extremely low, very low, or lowincome households seeking to own or rent, 2.2 other households would no longer be able to buy or even rent the
home they had sought.
Over the next decade, a 15% IZ would reduce the County’s potential for generating more housing by 270 homes
at a time when policymakers are seeking more, not less, production.
EXHIBIT 16

IZ Policy Effects on Total Housing
Sacramento County
Sacramento County Total

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

668

640

-28

-4.2

73

96

23

31

Market housing

595

544

-51

-8.4

Change in MktH/AH, No. HH

NA

NA

-2.2

NA

10-year total housing permit loss

270

Total housing permits
Affordable housing (AH)

SOURCE: CIRB, FBEI

EXHIBIT 17

SACRAMENTO COUNTY RESIDENTS WOULD SEE
RENT AND HOUSING PRICE INCREASES UNDER IZ
8.0%
7.0%
6.0%

( P R I C E I N C R EA S E , P E R C E N T C H A N G E )
7.5%

6.0%

5.0%
4.0%
3.0%
2.0%
1.0%
0.0%

For-sale housing

Rental housing
SOURCE: FBEI
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EXHIBIT 18

SACRAMENTO COUNTY'S HOUSING AFFORDABILITY
WOULD DECREASE IN ALL MARKETS
( A F F O R DA B I L I T Y S H A R E , P E R C E N T )

25%
20%

22%

20%

20%

18%

15%
10%
5%
0%

Base

15% IZ
For-sale market

Base

15% IZ
Rental market
SOURCE: FBEI

EXHIBIT 19

IZ WOULD CUT NEW HOMEBUILDING IN
SACRAMENTO COUNTY
(CHANGE IN HOUSING UNITS, NUMBER)

30
20
10
0
-10
-20
-30
-40
-50
-60

23

Afforable units

Market-rate units

-50
SOURCE: FBEI

CITY OF WEST SACRAMENTO
The For-Sale Market

A 15% IZ would boost the cost of a typical new home in West Sacramento by 6.5% to over $580,000. Total
production would fall from 99 units to 95 units, a drop of 4.3%. While three affordable homes would be built, seven
market-rate units would be lost. This means that 2.3 households seeking to buy a new home would be priced out
of the market for each affordable housing unit that could be produced. Affordability, measured in terms of the
percentage of households who could afford a new home, would drop from 28% to 25%. This translates into an
additional 600 households who would be priced out of the new home market.
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EXHIBIT 20

IZ Policy Effects on For-Sale Housing
City of West Sacramento
City of West Sacramento Total
For-Sale

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

99

95

-4

-4.3

Affordable housing (AH)

11

14

3

30

Market housing

88

81

-7

-8.6

$545,990

$581,217

$35,227

6.5

Change in MktH/AH, No. HH

NA

NA

-2.3

NA

Housing affordability share, %

28

25

NA

NA

Home price

SOURCE: CIRB, FBEI

The Rental Market

The results reveal that a 15% IZ requirement for typical new projects developed for apartment or other housing
intended to be rented would raise rents an average of 8.0% to about $3,000 per month across West Sacramento.
Total rental production would fall from 497 to 469 units, a drop of 5.6%.
While 15 additional affordable housing units would be produced, 43 market-rate housing units would be lost.
This means that 2.8 households would be priced out of the rental market for every additional affordable unit
that would be produced. Based on their incomes, the share of households who could afford a new apartment
would drop from 26% to 23%. This amounts to an additional 700 households who could no longer afford a new
apartment.
EXHIBIT 21

IZ Policy Effects on Rental Housing
City of West Sacramento
City of West Sacramento Total
Rental

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

497

469

-28

-5.6

Affordable housing (AH)

55

70

15

29

Market housing

442

399

-43

-10

$2,799

$3,022

$223

8.0

Change in MktH/AH, No. HH

NA

NA

-2.8

NA

Housing affordability share, %

26

23

NA

NA

Home price

SOURCE: CIRB, FBEI
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The Total Market

Combining the for-sale and rental sides of the market, what would be the likely impact of a new IZ inclusionary
affordable housing regulation on West Sacramento? Expected outcomes were calculated using the permit totals
of 2020 across the entire City.
The citywide results show that the total number of housing units produced annually would fall from about 596
units under current market conditions to 564 units under a 15% IZ. This would be a drop of 5.4%. A total of just
19 for-sale and rental units would be added to the number of affordable housing units produced each year, while
51 fewer market-rate housing units would be produced. Increasing the number of affordable housing units would
jeopardize the goal of advancing overall housing affordability. For each rental or for-sale home produced for a
low-income household, 2.7 households would no longer be able to afford a rental or for-sale unit.
A 15% IZ policy would cost the City 320 housing units over the next decade at a time where more housing will be
necessary to accommodate workers and new residents.
EXHIBIT 22

IZ Policy Effects on Total Housing
City of West Sacramento
City of West Sacramento Total

2020
Base

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

596

564

-32

-5.4

Affordable housing (AH)

66

85

19

29

Market housing

530

479

-51

-10

Change in MktH/AH, No. HH

NA

NA

-2.7

NA

10-year total housing permit loss

320
SOURCE: CIRB, FBEI

EXHIBIT 23

CITY OF WEST SACRAMENTO WOULD SEE RENT AND
HOUSING PRICE INCREASES UNDER IZ
( P R I C E I N C R EA S E , P E R C E N T C H A N G E )

9.0%
8.0%
7.0%
6.0%
5.0%
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2.0%
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0.0%

8.0%
6.5%

For-sale housing

Rental housing
SOURCE: FBEI
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EXHIBIT 24

CITY OF WEST SACRAMENTO'S HOUSING
AFFORDABILITY WOULD DECLINE IN ALL MARKETS
( A F F O R DA B I L I T Y S H A R E , P E R C E N T )

30%

28%

25%

25%

26%

15% IZ

Base

23%

20%
15%
10%
5%
0%

Base
For-sale market

15% IZ
Rental market
SOURCE: FBEI

EXHIBIT 25

IZ WOULD REDUCE TOTAL NEW HOUSING
IN THE CITY OF WEST SACRAMENTO
(CHANGE IN HOUSING UNITS, NUMBER)
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0
-10
-20
-30
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-60

19

Afforable units

Market-rate units

-51
SOURCE: FBEI

WHY IZ POLICIES CAN BE SO COSTLY
An IZ policy operates like a defined benefit pension plan that has become so expensive for many municipalities
to fund. It requires builders to produce a certain percentage of their units as affordable regardless of cost. With
no cost ceiling, this can become prohibitively expensive when labor and material costs escalate. These costs will
be offset by a combination of higher prices, reduced returns, and lower production of workforce housing. Higher
interest rates will make housing even more out of reach for middle-income households. An in lieu fee functions
more like a defined contribution program. Although this represents a significant tax on new building, it is at least
capped and certain in the short-run.

21

Affordable housing requires sizable production rates to achieve economies of scale and be cost effective.
Producing and managing a few units will yield large losses.
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COULD BUILDERS OR LANDOWNERS ABSORB THE
ADDITIONAL COSTS?
Assumptions that builders, developers, or landowners can absorb any cost increases due to policy changes, such
as a new IZ requirement, do not square with reality. Builders and developers typically are working with the capital
of other investors, rather than their own money, and therefore must deliver a specific rate of return. If investors
cannot earn that rate of return in housing, they will divert it to other purposes.
Another argument often made is that land prices are a “residual” and will adjust lower should the “upstream”
costs of building rise. Landowners, however, also have choices. They typically would accept at most a 5% drop in
the price of their land, with many accepting no change. Instead, they would choose to continue with its current
use, which typically involves a consistent earnings stream. Alternatively, they may direct their land to other uses
or hold it off the market until conditions become more favorable in the future.

WHAT HAPPENS TO HOUSEHOLDS PRICED OUT
OF THE MARKET?
Households priced out of the new housing market with their current incomes may try to find lenders who will
accept lower than a 20% down payment. The intense competition for new homes and stricter lending conditions
may limit that option. Homebuyers may see financial assistance from relatives, but the sustainability of that
option may be limited if it involves more than the down payment. Potential new homebuyers could find less
expensive options in the existing-home market but will encounter intense competition or bidding wars there and
be ultimately forced back into the rental market.
How can individuals and families adapt to rents rising faster than incomes? Some will move into housing with
other family members or friends. Others will move to less expensive areas, lengthening distances to work and
jeopardizing the region’s climate action goal to reduce greenhouse gas emissions. Some individuals will leave the
region, hurting the ability of local companies to staff and grow their businesses.

CRITICAL CHOICES FACING REGIONAL POLICYMAKERS
As policymakers in the City of Sacramento, Sacramento County, and West Sacramento consider a new inclusionary
zoning policy, they need to consider its impact on their state-mandated housing production targets. A 15% IZ
would make such goals even more difficult to achieve. The results show rising home prices and rents, declining
affordability, and the construction of fewer homes when more are needed.
The region also raises a critical question, which the results in this study highlight: Is providing additional affordable
housing for a few via the proposed changes in policy worth the substantial further deterioration in housing
affordability for the rest? The study shows the magnitude of the tradeoff. For every household fortunate enough
to access an affordable unit, more than two households are forced out of the new housing market.
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IMPACT ON PEOPLE OF COLOR
At a time of great concern over racial equity both on social and economic grounds, housing occupies a key role.
This section analyzes the potential impact of a 15% Inclusionary Zoning (IZ) ordinance on people of color in each
of the three jurisdictions: The City of Sacramento, Sacramento County, and West Sacramento.

CITY OF SACRAMENTO
Demographics

People of color represent about 53% of households in the City of Sacramento versus the 47% share of Whites.
African Americans account for 11% of the City’s total households, while Asians comprise 18% of the total.
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CITY OF SACRAMENTO'S PEOPLE OF COLOR SPAN
DIFFERENT GROUPS, BUT OUTNUMBER WHITES IN TOTAL
( P E R C E N T O F TOTA L H O U S E H O L D S )
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SOURCE: U.S. CENSUS, FBEI

As of 2021, the median household income of the City’s people of color equals about $72,100. This is 5.2% less than
the $76,000 for the City’s total household population.
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CITY OF SACRAMENTO HOUSEHOLDS OF COLOR MAKE 5%
LESS THAN TOTAL
( M E D I A N A N N UA L I N C O M E , 2 0 2 1 )
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$0

Median Household Income
Total

Median Household Income
Households of Color
SOURCE: U.S. CENSUS, CLARITAS, FBEI
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Effects of a 15% IZ

A 15% IZ would reduce the number of new units that would ultimately be sold or rented to people of color by
about 5% due to a worsening of affordability in the City of Sacramento. Price increases for new homes and higher
monthly rents on new units would particularly hurt this part of the population.
While people of color might see an increase of 66 affordable units, their access to market-rate units would decline
by 163. That means that for each additional household of color who finds housing in an affordable unit, 2.5
households of color would be priced out of the new housing market. This represents an even worse tradeoff than
the 2.3 ratio for the City’s total household population.
Affordability for new homes for sale among people of color in the City would fall from an already low 22% to just
19%, while rental affordability would drop from 29% to 26%.
EXHIBIT 28

IZ Policy Effects on Households of Color
City of Sacramento

City of Sacramento Total

2020
Base*

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

2,009

1,912

-97

-4.8

221

287

66

30

1,788

1,625

-163

-9.1

For sale affordability share, %

22

19

NA

NA

For rent affordability share, %

29

26

NA

NA

Change in MktH/AH, No. HH

NA

NA

-2.5

NA

Total housing permits
Total affordable housing (AH)
Total market rate housing

*Estimate

SOURCE: CIRB, FBEI

SACRAMENTO COUNTY
Demographics

People of color represent approximately 29% of households in the unincorporated parts of Sacramento County
versus the 71% share of Whites. Asians account for 8% of the area’s total households, while African Americans
comprise 7% of the total.
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P EO P L E O F CO LO R R E P R ES E N T N EA R LY 1 / 3 O F TOTA L SAC R A M E N TO
CO U N T Y 'S H O U S EHO LDS D ES P I TE W H I T E M A J O R I TY
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As of 2021, the median household income of the County’s people of color equals about $74,200. This is 9.2% less
than the $81,600 for the County’s total household population.
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SACRAMENTO COUNTY HOUSEHOLDS OF COLOR MAKE 9%
LESS THAN TOTAL
( M E D I A N A N N UA L I N C O M E , 2 0 2 1 )
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Effects of a 15% IZ

A 15% IZ would reduce the number of new units that would likely be sold or rented to people of color in Sacramento
County by 4.9% due to a deterioration in affordability and production. People of color would be especially hard hit
by housing price increases and rent hikes.
While people of color might see an increase of just 6 affordable units per year, their access to market-rate units
would decline by 15 units annually. That means that for each additional household of color who finds housing
in an affordable unit, 2.6 households of color would be priced out of the market. More people of color would
lose access to new housing for each new affordable unit than would occur across households of all races in the
unincorporated parts of County, where the tradeoff would be a smaller 2.2.
Affordability for new homes for sale among people of color in the County would fall from 17% to 15%, while rental
affordability would drop from 19% to 17%.
EXHIBIT 31

IZ Policy Effects on Households of Color
Sacramento County

Sacramento County Total

2020
Base*

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

188

179

-9

-4.9

Total affordable housing (AH)

21

27

6

28

Total market rate housing

167

152

-15

-9.0

For sale affordability share, %

17

15

NA

NA

For rent affordability share, %

19

17

NA

NA

Change in MktH/AH, No. HH

NA

NA

-2.6

NA

*Estimate
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CITY OF WEST SACRAMENTO
Demographics

People of color represent approximately 28% of total households in Yolo County versus the 72% share of Whites.
African Americans account for 3% of the County’s total households, while Asians comprise 15% of the total. About
a quarter of the County’s households reside in West Sacramento.
E X H I B I T 32

ASIANS REPRESENT LARGEST MINORITY GROUP
IN YOLO COUNTY
( P E R C E N T O F TOTA L H O U S E H O L D S )
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As of 2021, the median family income for West Sacramento households of color is estimated at about $82,800.
This is about 6% higher than the median household income estimated for the City as a whole.
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$90,000

CITY OF WEST SACRAMENTO HOUSEHOLDS OF COLOR
MAKE 6% MORE THAN TOTAL
( M E D I A N A N N UA L I N C O M E , 2 0 2 1 )
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Effects of a 15% IZ

A 15% IZ would reduce the number of new units that would be sold or rented to people of color by a significant
percentage even with their somewhat higher incomes in West Sacramento. The total number of housing units
produced and occupied by them would fall by 4.8%. Price increases for new homes and higher average monthly
rents on new units would disqualify many for a new for-sale or rental unit.
While people of color might see an increase of 6 units in the number of affordable units, their access to marketrate units would decline by 14 units based on their pro-rated market shares for 2020. That means that for each
additional household of color who finds housing in an affordable unit, 2.3 households of color would be priced out
of the market. Although the tradeoff between affordable and market housing would be less for people of color in
West Sacramento because of their higher incomes, the impact would still be severe.
Housing affordability for people of color in West Sacramento would fall from 28% to 26%, while affordability for
rental units would decline from 27% to 23%.
EXHIBIT 34

IZ Policy Effects on Households of Color
City of West Sacramento

City of West Sacramento
Total

2020
Base*

15% IZ

Change from Base,
Numerical

Change from Base,
Percent

Total housing permits

166

158

-8

-4.8

Total affordable housing (AH)

18

24

6

33

Total market rate housing

148

134

-14

-9.5

For sale affordability share, %

28

26

NA

NA

For rent affordability share, %

27

23

NA

NA

Change in MktH/AH, No. HH

NA

NA

-2.3

NA

*Estimate

27

SOURCE: CIRB, FBEI
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ASSESSMENT
People of color span a wide range of races, ethnicities, age groups, education levels, and incomes. Most
policymakers are now prioritizing efforts to help households of color and housing would appear to be central to
those efforts. A 15% IZ policy would erode some of those objectives by harming more households than it would
help.
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PEOPLE OF COLOR FACE WORSE TRADEOFFS EXCEPT IN
WEST SACRAMENTO, WHERE TRADEOFFS ARE STILL STEEP
( C H A N G E I N M K T H /A H , N U M B E R O F H H )
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POLICY OPTIONS
Over the past few decades, a housing crisis has swept across many of the country’s major cities. According to
annual U.S. Census updates, there were more than 34 million Americans living below the poverty line as of 2019.
With an increase in both financial problems for many and a surge in housing demand, the housing problem has
only worsened. Various cities across the U.S. have searched relentlessly for solutions by implementing various
affordable housing programs and policies.
Policymakers hoping to increase the amount of affordable housing have three choices:
1. Remove some of the barriers currently preventing such housing
2. Mandate that affordable housing be supplied
3. Provide incentives to spur the construction of more housing

REMOVE BARRIERS
Many regulations, the length of approval processes, and fees have helped drive up the price of housing, making
it prohibitively expensive for lower income households as well as the middle class. One estimate suggests that
when time is included, total regulatory costs can account for 40% of the cost of a new house.1 A recent study
shows that average fees for projects in Sacramento County amount to about $95,000 per unit. This is about twice
the cost of fees in comparable California areas, such as the Central Valley or the Inland Empire (Riverside and
San Bernardino Counties). Higher density projects generally face higher relative fee burdens than lower density
developments, which discourages entry-level housing.2
Fee reductions and streamlined permitting could spur the creation of more affordable and workforce housing.

MANDATE AFFORDABLE HOUSING
Mandating that affordable housing be produced, as demonstrated in this report, is not a productive solution, but
rather can produce negative effects.

PROVIDE INCENTIVES
The final approach of incentivizing the construction of more affordable housing has shown some success. Analysis
of affordable housing policies in other major cities shows that programs that set up a dedicated funding stream
using government funding and private capital can be productive.
To encourage more affordable housing and offset its cost, a number of instruments have been used to boost the
number of affordable units from private builders:
• Bond funding
• Grants
• Tax exemptions
• Tax credits
• Low-interest loans
Sacramento’s Housing Trust Fund already exists to fund affordable housing. It could be leveraged further with
other government funding and bond issuance to encourage more building of affordable units.
1

“Opening San Diego’s Door to Lower Housing Costs.” Fermanian Business & Economic Institute at PLNU, 2015.

2
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“Impact Fee Comparison Study.” Economic & Planning Systems, Inc., May 2021.
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CONCLUSIONS AND RECOMMENDATIONS
The Sacramento Region’s experience with Inclusionary Zoning policies and the simulation results presented in this
report should give policymakers ample reason not to follow the IZ path. Such a policy would be counterproductive
by reducing the supply of new housing when more housing is needed, not less.
Higher new home prices and rents would reduce affordability, further harming many of the region’s households.
For every lower income household who might gain access to an affordable unit, 2-3 households would be shut out
of the market.
While some builders might possess the ability to allocate 15% of their units to affordable units, many lack the
expertise in affordable housing. The absence of economies of scale on small and medium-size projects also would
make a 15% mandate unfeasible. Others would find it impractical to combine a lower income component as part
of their projects without massive design changes. Some, if not all, builders would pass on the cost increases to
buyers of their market-rate units. Many others would choose to develop and build their projects in the many other
surrounding jurisdictions without the constraints of IZ regulations.
Poverty and the inability of many lower income households to access housing would appear to be primarily a
public responsibility and therefore should be funded with public funds supplemented by private capital. Tax
exemptions, tax credits, and low-interest loans for builders can be used to raise the number of affordable units
without compromising or decreasing the availability of middle income or workforce housing. This would enable
builders to be part of the solution, which they value as a core part of their mission. Allowing higher densities,
reducing various regulatory fees, and accelerating permit approval processes would all help increase the supply
of housing so badly needed by all.
These would represent much more productive and positive solutions than an IZ policy that imposes more costs
than benefits.
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APPENDIX A - METHODOLOGY
MODELING OF INCLUSIONARY ZONING POLICIES
Builders in the Sacramento region were consulted regarding the types of projects that are currently being built
in the City of Sacramento, Sacramento County, and West Sacramento. Base costs, home prices, and rents were
established for both the for-sale and rental markets. Different densities were considered, with a weighted average
used for each market based on the number of units for each type.
Costs of a 15% inclusionary zoning (IZ) policy were then estimated in consultation with various builders in the
field. Such estimates were developed under the assumption that a new IZ policy would require that each housing
project contain 15% of its units dedicated for three income groups:
• 3% Extremely Low Income: 0-30% of average median income (AMI)
• 6% Very Low Income: 30%-50% AMI
• 6% Low Income: 50%-80% AMI
Housing affordability models were developed for both the for-sale and rental segments for the City of Sacramento,
Sacramento County, and West Sacramento. Affordability in each area was based on the distribution of household
incomes as provided by the nationally recognized demographics research firm, Claritas. Where 2021 statistics
were not available, FBEI estimated income distributions based on U.S. Bureau of the Census statistics.
This evaluation allowed the calculation of affordability, as measured in terms of the share of households that
could afford the different types of projects under current housing policies versus ones with an IZ. It also allowed
estimates to be made of the maximum amount of construction that could take place in each area. The impact
on the numbers of affordable units was computed based on a full 15% of the total versus about 11% of the total
before the IZ based on recent trends.
Housing permit totals for 2020 were used as the current totals for the for-sale, rental, and total production levels.
An exception was made for Sacramento County where no multi-family permits were issued in 2020. While the
2020 aggregate number was used, the number of for-sale units was reduced to allow for 15 rental units. The use
of single-family and multi-family permits to divide the market between for-sale and rental units is a simplifying
assumption. Some single-family homes may be rented, while some multi-family projects might be sold, such as
in the case of condominiums. Production reductions were estimated based on the percentage changes in the
number of households qualifying for purchase or rent at the higher price points. Calculations were checked for
reasonableness, with other studies, and research conducted by FBEI.
Detailed U.S. Census data was used to obtain income distributions for people of color in all three geographies.
FBEI adjusted these distributions to 2021 estimated income levels. These distributions were then employed in
each of the housing models to estimate the various impacts on the for-sale, rental, and total housing markets for
people of color in each of the three geographies.
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MODELING OF EFFECTS OF IZ ON HOUSEHOLDS OF COLOR
Data on median incomes for households of color was pulled from the U.S. Bureau of Census’ 2019 American
Community Survey for all three regions. 2021 Claritas data for median income by race was pulled from the
County of Sacramento’s dashboard. The weighted average of the median incomes by race and total non-white
households was calculated for the County of Sacramento and the income distribution was adjusted appropriately.
Ratios were calculated comparing the County of Sacramento’s 2019 ACS median incomes by race to those of both
the City of Sacramento and City of West Sacramento. These ratios were applied to the Claritas data to estimate
the annual median incomes for households by race for both Cities. Using the estimated weighted averages of the
median incomes by race and total non-white households for the Cities of Sacramento and West Sacramento, the
income distributions were adjusted appropriately.
The adjusted income distributions for households of color were incorporated into the simulation models to
establish impacts on the households of color across the three geographic areas.

PROTOTYPES
The housing impacts use the following housing assumptions, which are prototypical for the market.
Prototype
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Type

Sale or
Rental

#/Acre

Sq. Feet

Jurisdiction

Low density

Single family

Sale

5

2400

City of Sac, West Sac, Sac
County

Medium density

Single family

Sale

10

1850

City of Sac, West Sac, Sac
County

Medium density

Single family

Rental

8

1600

City of Sac, West Sac, Sac
County

High density

Multi family

Both

20

1000

City of Sac, West Sac, Sac
County

High density

Multi family

Rental

60

900

City of Sac, West Sac

High density

Multi family

Rental

100

800

City of Sac, West Sac
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APPENDIX B - INDEX OF EXHIBITS
NAME
Exhibit 1 - City of Sacramento's Housing Production Skyrockets After IZ Ends

5

Exhibit 2 - City of Sacramento's State Housing Share Climbs After IZ concludes
Exhibit 3 - More Low Income Housing Drives Out Workforce Housing in the City Of Sacramento

6
7

Exhibit 4 - City of Sacramento's Housing Stock Fails to Keep Pace with Population Growth

8

Exhibit 5 - Sacramento County's Housing Production Outperforms State After IZ Ends
Exhibit 6 - Sacramento County's State Housing Share Rebounds After IZ stops
Exhibit 7 - Sacramento County Produced More Lower-Income Housing at the Expense of Workforce Housing
Exhibit 8 - Sacramento County's Housing Stock Lags Population Growth
Exhibit 9 - IZ Policy Effects on For-Sale Housing – City of Sacramento
Exhibit 10 - IZ Policy Effects on Rental Housing – City of Sacramento
Exhibit 11 - IZ Policy Effects on Total Housing – City of Sacramento
Exhibit 12 - City of Sacramento's For-Sale and Rental Housing Prices Would Increase Under IZ
Exhibit 13 - City of Sacramento's Housing Affordability Would Decrease in All Markets
Exhibit 14 - IZ Creates Overall Decline in Housing in the City Of Sacramento
Exhibit 15 - IZ Policy Effects on For-Sale Housing – Sacramento County
Exhibit 16 - IZ Policy Effects on Total Housing – Sacramento County
Exhibit 17 - Sacramento County Residents Would See Rent and Housing Price Increases Under IZ
Exhibit 18 - Sacramento County's Housing Affordability Would Decrease in All Markets
Exhibit 19 - IZ Would Cut New Homebuilding in Sacramento County
Exhibit 20 - IZ Policy Effects on For-Sale Housing – City of West Sacramento
Exhibit 21 - IZ Policy Effects on Rental Housing – City of West Sacramento
Exhibit 22 - IZ Policy Effects on Total Housing – City of West Sacramento
Exhibit 23 – City of West Sacramento Would See Rent and Housing Price Increases Under IZ
Exhibit 24 – City of West Sacramento's Housing Affordability Would Decline in All Markets
Exhibit 25 - IZ Would Reduce Total New Housing in the City of West Sacramento
Exhibit 26 - City of Sacramento's People of Color Span Different Groups, but Outnumber Whites in Total
Exhibit 27 - City of Sacramento Households of Color Make 5% Less than Total
Exhibit 28 - IZ Policy Effects on Households of Color – City of Sacramento
Exhibit 29 - People of Color Represent Nearly 1/3 of Total Sacramento County's Households Despite White Majority
Exhibit 30 - Sacramento County Households of Color Make 9% Less than Total
Exhibit 31 - IZ Policy Effects on Households of Color – Sacramento County
Exhibit 32 - Asians Represent Largest Minority Group in Yolo County
Exhibit 33 – City of West Sacramento Households of Color Make 6% More than Total
Exhibit 34 - IZ Policy Effects on Households of Color – City of West Sacramento
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Exhibit 35 - People of Color Face Worse Tradeoffs Except in West Sacramento, Where Tradeoffs are Still Steep
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