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About United Policyholders

• A 501(c)(3) non-profit that informs and helps insurance 

consumers, doesn’t accept funding from insurance 

companies, and has been helping improve disaster 

preparedness and recovery for over three decades. 

www.uphelp.org

• Trustworthy, plain language info and expertise on buying 

home insurance and navigating claims after a loss.

• Working to restore affordable home insurance options and 

help people reduce risk and stay adequately insured.

• Problem-solving in CA and across the U.S.
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Moderator:

Amy Bach, Co-Founder and Executive Director

• Shaping and leading the Roadmap to 

Recovery®️, Roadmap to Preparedness 

and Advocacy and Action programs since 

1995

• A professional insurance consumer 

advocate since 1984

• Published author, experienced trial and 

regulatory attorney

• Official Consumer Representative, National 

Association of Insurance   Commissioners

• Associate Board Member, Redwood Credit 

Union Services Group

• Appointed member, Federal Advisory 

Committee on Insurance (US Treasury)

• Appointed member, Fire Victims Trust 

Oversight Committee
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Today’s expert panel
• Tony Cignarale, California Department of Insurance 

• Forest deJong, Independent Agent, Redwood Credit Union, Santa 

Rosa

• Odalis Ordonez, Farmers Agent, Ordonez Agency, Oakland

• Danielle Cagan, CSAA Insurance

• Karl Susman, Ins. Agent, Susman Insurance Agency, Los Angeles

• Peter O’Keefe, Connor, Alexander, Sullivan & O’Keefe Insurance 

Services, Marin
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CA’s home insurance landscape

• A “sellers market”- options are few, prices are high

• Insurers are being much pickier and rejecting customers with older homes, 

older roofs, galvanized pipes, knob and tube wiring.

• More homeowners are having to turn to the CA Fair Plan or a “Non-

admitted/Surplus line” insurer to find coverage.

• It’s still very important to avoid underinsuring your home.

• Some households w/out mortgages are dropping their insurance (”going 

bare”).

• The CDI’s Sustainable Insurance Strategy is on track, despite the LA 

wildfires, to improve availability

Copyright 2025.  United Policyholders.  

All rights reserved



The Lingo

Dropped/Nonrenewed: Your insurance company will not renew your policy or continue 

insuring your home when the current policy expires (usually a one year term).

Cancelled: Your policy is being cancelled mid-term (usually for unpaid premium)

California Fair Plan:  Our state’s insurance plan of last resort, a fallback option

Difference in Conditions (“DIC”) Insurance that fills gaps in a CA Fair Plan policy.

Admitted/Non-Admitted:  Two kinds of insurers. Fully or Lightly regulated, CIGA/not

CA Guarantee Assn. (CIGA): Pays claims of admitted insurers that run out of money.

Risk Score: A number assigned to your home’s wildfire risk level by a company that sells 

risk scoring systems to insurance companies. Verisk, Core Logic, FireLine
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Why is this happening?

• Risk scoring systems, aerial images, AI and 

data mining have magnified risks and scared 

insurers/reinsurers

• Inflation, reinsurance prices, insurer discontent 

with CA’s regulatory process

• Increased risk due to drought and wind 

conditions associated w/climate change and 

increased habitation in WUI areas.
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Data companies are providing insurers with 

”risk scores” based on conditions/features

Copyright 2025.  United Policyholders.  

All rights reserved



Aerial photos are a big factor in non-renewals.

UP is sponsoring legislation to protect consumers 
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Dropped by your Insurer?

• Start shopping right away

• Ask about your Risk Score, 
appeal errors

• Get help from an experienced, 
pro-active insurance agent

• Ask good questions, 
keep good notes

• If the Fair Plan is your only 
option, aim for add-ons if 
affordable, keep shopping 
even after your Fair Plan policy 
is in place

• Be prepared to make risk 
reduction home improvements
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What are the current rules?

• Insurance companies are free to pick and choose their customers 

as long as they give existing customers 75 days notice before 

non-renewing/dropping them.

• Non-renewal moratoriums are in place in wildfire-impacted 

counties.

• Insurers are supposed to be giving discounts for risk-reduced 

homes. 

• The CA Fair Plan (an “involuntary” association of private insurers) 

must offer you up to $3M in coverage (but no liability, water or wind 

protection).
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Non-renewals moratoriums are tied to disasters, 
counties and zip codes

Visit insurance.ca.gov to check if your zip code is included in 

the non-renewal moratorium 
https://www.insurance.ca.gov/01-consumers/140-catastrophes/MandatoryOneYearMoratoriumNonRenewals.cfm
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What lies ahead

• Now that insurers are getting the regulatory changes and 

rate increases they want, availability should improve

• Comm’rs regulation will help people in “distressed areas” 

• Affordability will only improve through

– Increased mitigation (risk reduction) community-wide

– Insurers competing again for your business

– Continued rate regulation by the DOI to ensure 

fairness/prevent excessive rates (premiums)
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Common reasons an insurer may 

“non-renew” (drop) you

• Losses/claims w/in the past 3-5 years (you or previous 

owner of home)

• Age of home

• Age of roof

• Galvanized pipes

• Knob and Tube wiring

• Pool

• Trampoline

• Value of home

• A monthly sales limit on the agency you buy through

• The insurers business objectives/# of homes in the area 

they’re currently insuring
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Risk Scores are a big deal

• Numerical label on the 

household

• Replacing human judgement

• Early stages of 
transparency/consumer access 

and appeal process

• Very impactful re: availability 

and affordability

• CDI instituted disclosure 
regulations and appeal 

process: 800-927-4357
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Reducing risk is critical to restoring 

insurance options

• Homes that comply w/ IBHS Wildfire Prepared 

Home or Safer From Wildfires lists

• Communities that participate in “Firewise” 

and/or have an active Fire Safe Council or 

similar

• Properties in towns, cities and counties that are 

actively clearing brush and enforcing building 

code requirements
Copyright 2025.  United Policyholders.  

All rights reserved



Experts are in general agreement
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ACTIONS THAT SHOULD QUALIFY YOU FOR A 

PREMIUM DISCOUNT

The Structure: 

- Class-A Fire Rated Roof, 

- Enclosed Eaves, 

- Screened (fire resistant) Vents

- Multi-pane windows, including dual pane windows, or functional shutters,   
which when closed, cover the entire window and do not have openings, and 

- At least six (6) inches of noncombustible vertical clearance at the bottom of the 
exterior surface of the building, measured from the ground up. 

The Structure’s Surroundings

- No vegetation or debris under decks, 

- Nothing combustible within 5 feet of the home

- Only noncombustible materials, including fences and gates, w/in 5 ft of home

- No combustible structures, including sheds and other outbuildings, within 30 
feet of the insured structure (or from as much of such area as is under the 
control of the applicant or policyholder), 

- The property upon which the home is situated complies with Section 4291 of 
the Public Resources Code, and relevant local ordinances,  

Community-level mitigation designations:

1. Fire Risk Reduction Community 

2. Firewise USA Site in Good Standing. 
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The Institute for Business and Home Safety

Wildfire Prepared Home program certification: 

https://wildfireprepared.org/about/
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Progress

• Some insurers are agreeing to insure or renew homes that have gotten 

an IBHS Wildfire Prepared Home certification

• The Fair Plan gives a discount to homes in Firewise communities that 

meet the Safer From Wildfires standards
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“Regardless of whether they receive a 

non-renewal notice for wildfire risk, 
CSAA Insurance Group customers 
are eligible to keep their California 

homeowners insurance policy for at 
least three years if they achieve and 

maintain a Wildfire Prepared Home 
certification and continue to meet all 
other underwriting requirements.”

NBC Bay Area, Feb. 2025
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Insurers are legally required to adjust their rates and some 

are starting to renew some property owners in Firewise 

Communities and those with w/IBHS WPH certifications
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H2Use WRAP Slide 1



Find resources for:

• Risk reduction standards

• Non-renewal information
• Moratorium information

• County-specific risk reduction resources

Wildfire Risk Reduction and Asset Protection 

Resource Center
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4 main types of ins. co

• Admitted/licensed

• Non-admitted/Surplus/Excess

• Gov’t created (CA Fair Plan, CEA)

• Forced/Lender-placed (loan amount only)

@ www.uphelp.org :  Understanding different types of insurance companies
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• Participate in the CA Insolvency Guaranty Fund so if 

they run out of funds, you’re protected up to $1M

• Rates and policy forms are regulated by CDI

Examples:  CA Fair Plan, Farmers, Travelers, Safeco, The 

Hartford, USAA, CSAA, AAA, American Modern, American 

Family, Nationwide, Mercury, Progressive, Aegis, State 

Farm

DOI’s Home Insurance Finder:  

https://interactive.web.insurance.ca.gov/apex_extprd/f?p=400:50

Admitted/licensed
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• An alternative to a known brand, including CFP

• Pricing, limited availability wildfire deductible

• Not covered by the CA Insolvency Guaranty Fund so if they run out 

of funds, get in line w/all creditors

• Rates and policy forms are NOT regulated by CDI

• Lloyds of London affiliates, KW Specialty, Homesite, SES (Chubb), 

SageSure, Northlight (Allstate), Sutton Specialty, Pure, Cincinnati, 

Delos (an MGA, policies are underwritten by Homesite Insurance 

(AM Best A rated) and Lloyd's of London (AM Best A+ rated).

Surplus/Excess/Non-Admitted
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Checking on the financial strength of an 

insurer you’ve never heard of 

• An experienced surplus lines broker/agent

• A.M. Best Ratings https://ratings.ambest.com/

• B+ or better 

• List of Approved Surplus Line Insurers (LASLI)
https://www.insurance.ca.gov/01-consumers/120-company/07-

lasli/lasli.cfm
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FAIR Plan coverage is very basic –
can be enhanced. $3M max on dwelling

FAIR Plan 

Dwelling 
Policy

Difference In 
Conditions 

Policy

Comprehensive 
Coverage 

Fire/Lightning

Internal Explosion 

Smoke

Water Damage
Theft

Liability
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CA Fair Plan Add-On Options
• Extended coverage for windstorm or 

hail, explosion, riot, vehicles

• Vandalism

• Extended dwelling coverage

• Replacement Cost Coverage: 

(Dwelling and Contents)

• Optional increase of Fair Rental Value 

(up to 20%)

• Optional Increase Code Upgrade 

Coverage (up to 10%)

• Optional - add 5% for Debris Removal 

coverage 

• Optional increase of Other Structures 

coverage
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Affordability strategies

• Find out what discounts are available, ask for those you qualify for

• Bundle home, auto, umbrella policies with one insurer if possible

• Work with a pro-active insurance agent/broker

• Raise your deductible

– While shopping ask for a quote with different levels of deductible: 

$2,500, $5,000, $10,000, $20,000

– A higher deductible will reduce your premium and you will be less 

likely to file a small claim

• Look into how reducing/eliminating coverage you can live without (High     

limits on contents, Other Structures) will impact premium

• Mitigate: Harden your home, create defensible space and give your 

insurer proof (invoices, photos, documentation)

• Don’t file small claims, do what you can to improve your risk profile 

(install a moisture sensor, alarm…)
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Avoid underinsuring your home

Construction costs vary across California, but generally 

are far above the $300 per square foot amount that 

many homes are currently insured for

Wildfire impacted households struggle to rebuild when 

they are underinsured

Do the rough math to calculate how much your home is 

currently insured for and do your best to adjust it to a 

realistic number
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What if you “go bare”?
• If you have a mortgage, the lender will “force place”  insurance 

that only covers their loan amount and add the cost on to your 

debt.

• Insurance money -- not charitable or government aid  -- is the #1 

source of money that helps people rebuild and recover after a 

disaster.

• FEMA money is needs-based and the maximum grant is $42k.  

Average ~ $5k.

• SBA loans are low interest but must be repaid.

• Charitable aid generally covers basic needs – not the cost of 

rebuilding a home.
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Yes it’s worth it…
(even if a lender isn’t requiring it)

• Insurance money -- not charitable or 
government aid  -- is the #1 source of 
money that helps people rebuild and 
recover after a disaster.

• FEMA money is needs-based and the 
maximum grant is $42k.  Average ~ $5k.

• SBA loans are low interest but must be 
repaid.

• Charitable aid generally covers basic 
needs – not the cost of rebuilding a home.
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How insurance agents/brokers can help:

• Access to options you can’t find on your 

own

• Explaining CA Fair Plan and DIC options

• Advising you on essential/non-essential 

coverage, endorsements, deductibles
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Today’s expert panel
• Tony Cignarale, California Department of Insurance 

• Forest deJong, Independent Agent, Redwood Credit Union, Santa 

Rosa

• Odalis Ordonez, Farmers Agent, Ordonez Agency, Oakland

• Danielle Cagan, CSAA Insurance

• Karl Susman, Ins. Agent, Susman Insurance Agency, Los Angeles

• Peter O’Keefe, Connor, Alexander, Sullivan & O’Keefe Insurance 

Services, Marin
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Panelist Questions 

What are the consequences if we are NOT 

able to acquire home insurance? 

Daniel M., Fremont 

TC, PO’K
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How can I find out what discounts 

might be available from my home 

insurance company and how I 

apply for them?

All producer panelists
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Is the FAIR Plan offering any 

discounts and if so, how much?

KS
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How does “bundling” auto and 

home policies help?  Does it?

OO
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Will it help me keep my 

insurance if I add an umbrella 

policy?

All panelists
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What oversight does the CA 

DOI have over “surplus 

lines/non-admitted” insurers?

TC
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If my choice is between the 

FAIR Plan and a “surplus lines” 

insurer, what factors should I 

consider?

KS
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If my mortgage company puts a 

“forced place” policy on my 

home, but I later find insurance, 

does the forced place policy get 

automatically cancelled? Do I 

get a refund?

FD
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Why is the City of Santa Barbara's wildfire hazard map at 

variance with the new CalFire map, and what impact will it 

have on the ability for Santa Barbara residents to secure 

insurance? If it is the case that the City of Santa Barbara is 

misclassifying risk, won't that have an adverse impact on its 

residents and ultimately create risk for underinsurance? 

Daniel C., Santa Barbara

TC, KS
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Hazard Maps
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Is there anything I can do to 

improve my risk score?

All panelists
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How much of a savings can I get if my home 

is in a Firewise community?

Robert A., Bishop

DC, FD
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How can my community 

become a “Firewise” 

Community?

DC
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What can I do to become more 

attractive to insurance 

companies?

All panelists
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What can my neighbors/community 

do to become more attractive to 

insurance companies?

All panelists
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I have a tree that shades my 

home that’s in the 5 foot area , 

can’t I keep it?

FD, PO’K
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Other than asking insurance companies one 

by one, is there anywhere we can see a 

detailed list of the discounts offered by each 

insurer? This would be extremely helpful in 

determining which to approach first. Thanks! 

Chris C., Berkeley 

TC
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If an agent tells me my only 

option is the FAIR Plan, should I 

try another agent?

PO’K
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Is there a downside to working 

with more than one agent?

FD
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My home is 130 years old. I have the FAIR plan 

but can not get the DIC based on the age of 

house. What are alternatives to DIC and what 

does insurance want to see for upgrades to make 

house insurable? Home not in fire or flood zone.

Amanda O., Richmond

OO
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If I upgrade my plumbing and/or 

electrical systems, what proof do I 

need to give my insurance 

company?

KS
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If I install my own vent screens or 

do other DIY risk reduction work, 

does that count just as much as if I 

had a professional do the work?

DC

Copyright 2025.  United Policyholders.  

All rights reserved



What is “code upgrade” 

coverage and should I buy it?

TC
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Will my insurance company let 

me reduce my contents 

coverage without reducing my 

dwelling coverage?

FD, OO
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Will my insurance company let 

me eliminate “Other Structures” 

coverage to save $?

PO’K
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Do we have any measurable benchmarks 

for the CA Dept. of Insurance "insurance 

reform plan" launched at the beginning of 

this year?

Aubrey P., Paradise

KS 
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I am wondering if there is any legislative, or major changes 

to the insurance companies that will help with this CA 

insurance situation. The CA Fair Plan was not meant for 

this type of volume and by no means is it "fair". It is very 

expensive and people, like me, with a strict income are 

finding it almost impossible to afford. Is there some help or 

relief for people coming in the future? 

Liz A., Santa Rosa

TC
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Advocacy and Action
https://uphelp.org/advocacy/advocacy-and-action-working-with-

elected-officials/
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My rental properties in Altadena and Pasadena were 

affected by the Eaton Canyon Fire. Both properties are still 

standing but sustained fire and smoke damage.  I have 

paid my insurance in full. Good for another 10 months. My 

primary residence is in Belmont. I'm concerned that all my 

insurances will be canceled in the very near future. I still 

have mortgages on one rental property in Pasadena and 

on my residential property in Belmont. Am I right to worry?

Maria S., Belmont

KS
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If I start shopping right after I get a 

non-renewal notice, can I get 

coverage placed right away or do I 

need to wait until my current policy 

ends?

FD
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I got a quote from an insurance company 

that was about $300 per square ft.  That 

seems low but they wouldn’t raise it. What 

can I do? 

Heather S., San Diego

TC
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How much per square foot 

should I aim to insure my home 

for?

KS, OO
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What is “extended replacement 

cost” coverage and should I buy it?

TC
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Help us continue to monitor and contribute 

to solving CA’s property insurance crisis

Please take and encourage your neighbors 

to take our…

www.uphelp.org/CAHomeSurvey

The data collected will help us help you.

THANK YOU!!!
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www.uphelp.org/CAinsuranceHelp
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info@uphelp.org | www.uphelp.org
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