STATE OF CALIFORNIA
BUILDING STANDARDS COMMISSION

FINDING OF EMERGENCY
OF THE STATE FIRE MARSHAL
REGARDING THE 2025 CALIFORNIA WILDLAND-URBAN INTERFACE CODE
CALIFORNIA CODE OF REGULATIONS, TITLE 24, PART 7
(SFM EF 01-25)

The emergency adoption of these regulations is necessary to effectuate Health and
Safety Code section 13108.5 and have an effective date of January 1, 2026, aligning
with the effective date of the 2025 edition of Title 24. The emergency for the immediate
preservation of public need, health, and safety, or general welfare, is as follows:

The State Fire Marshal has explicit authority to propose building codes for
structures in Fire Hazard Severity Zones (FHSZ). Health and Safety Code (HSC)
section 13108.5 directs the State Fire Marshal to develop and research building
standards addressing fire hazards as minimum construction requirements in Fire
Hazard Severity Zones (FHSZ).

Senate Bill (SB) 63 was amended in 2021, Ch. 382, Sec 6.5, effective January 1,
2022. This bill amended HSC section 13108.5 which requires the Office of the State
Fire Marshal and the Department of Housing and Community Development to propose,
and the Building Standards Commission to adopt, expanded application of building
standards that provide for comprehensive site and structure fire risk reduction to protect
structures from fire risk in Local Responsibility Areas (LRA) high fire severity zones
during the next triennially occurring building code adoption cycle.

The 2024 Triennial rulemaking cycle was the next adoption cycle after the statute
was amended. The timeline for expanding the building standards did not align with the
most recent development of the California FHSZ maps, which were transmitted to the
Local agencies in March 2025.

The 2007 FHSZ maps only designated the LRA Very High FHSZ’s. Government
Code (GOV) section 51178 was amended in 2021, also derived from SB 63, which
authorized the State Fire Marshal to identify the state's fire hazard severity zones as
moderate, high, and very high.

GOV 51178. The State Fire Marshal shall identify areas in the state as
moderate, high, and very high fire hazard severity zones based on consistent
statewide criteria and based on the severity of fire hazard that is expected to
prevail in those areas. Moderate, high, and very high fire hazard severity zones
shall be based on fuel loading, slope, fire weather, and other relevant factors,
including areas where winds have been identified by the Office of the State Fire
Marshal as a major cause of wildfire spread.

(Amended by Stats. 2021, Ch. 382, Sec. 2.5. (SB 63) Effective January 1, 2022.

The 2025 California FHSZ maps have changed the regulatory landscape and
created an urgent need for building standards in areas not identified in previous maps.
The maps capture areas where local government has primary responsibility for fire
protection and where wildfire risk exists.

BSC TP-113 (Rev. 08/19) Finding of Emergency September 24, 2025
SFM EF 01-25 - Part 7 — 2025 Emergency Rulemaking Page 1 of 9 FOE
State Fire Marshal



STATE OF CALIFORNIA
BUILDING STANDARDS COMMISSION

On February 26, 2025, the State of California adopted the 2024 International
Wildland-Urban Interface Code as the model code for Title 24, Part 7, 2025 California
Wildland-Urban Interface Code to address escalating wildfire risks, enhance fire
resilience with science-based standards, and set the benchmark for safer, more
sustainable communities in fire-prone areas.

The 2025 California Wildland-Urban Interface Code regulations will become
effective January 1, 2026. However, they do not clearly and consistently require fire
mitigation building standards in both the Very High and High FHSZ in the LRA as
required in SB 63. As California continues to see devastating wildfires in the LRA, the
regulations must be clear on which FHSZs they apply to for clarity and safety.

Removing the adjective “burning” from “burning embers” and simply using the
term “embers”, as well as removing the adjective “vegetation” from “vegetation fire” and
simply using the term “fire”, provides clarity and reduces redundancy for code users.
The term “embers” inherently implies that they are hot and capable of ignition. The term
“fire” is globally understood. This simplification enhances readability without altering the
technical meaning, supporting more efficient interpretation and application of the
provisions in the code.

The deletion of the application date or “trigger date” exceptions to comply with
the 2025 California Wildland-Urban interface regulations is to effectuate Health and
Safety Code (HSC) section 17922(d). The continuation for the allowance of an
exception to the wildland-urban interface provisions in Part 7 compounds the goals and
objectives of protecting and mitigating the conditions that might cause a fire originating
in a structure to ignite vegetation in the wildland-urban interface (WUI) area, and
conversely, a wildfire burning in vegetative fuels to transmit fire to buildings and
threaten to destroy life, overwhelm fire suppression capabilities or result in large
property losses. The removal of the “trigger dates” and exceptions closes the gap on the
existing building and structure stock and aligns with the mission and objectives of
CALFIRE/ Office of the State Fire Marshal on campaigning home hardening, retrofits,
Firewise communities, access to grants and expands the overall safety of the built
environment in the identified FHSZ's.

HSC 17922. (d) ... Building additions or alterations which increase the area,
volume, or size of an existing building, and foundations for apartment houses and
dwellings moved, shall comply with the requirements for new buildings or
structures specified in this part, or in building standards published in the
California Building Standards Code, or in the other rules and regulations adopted
pursuant to this part.

Adding the definition of “Home-Hardening” is to effectuate the Health and Safety
Code (HSC) sections 17958, 17958.5, 17958.7, and 18941.5 relative to local
amendments to Title 24 and prohibits cities and counties from making changes that
apply to residential units, unless certain conditions are met. The budget trailer bill AB
130 (Chapter 22, Statutes of 2025, see Sections 29-31 and 37-42 of the bill) became
effective June 30, 2025, and enacted a moratorium on state and local building
standards affecting residential units beginning October 1, 2025, and ending June 1,
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2031. One of the conditions that local jurisdictions can make in their ordinances is
changes or modifications related to home hardening. The term “home hardening” is not
defined in statute or regulation. As such, the Building Standards Commission interprets
this to mean local amendments to the California Wildland-Urban Interface Code (Part 7
of Title 24). For local amendments that pertain to home hardening outside of Part 7, the
commission may review in consultation with the Office of the State Fire Marshal.

On January 7, 2025, the Palisades and Eaton fires started in the LRA. These
fires killed 31 people and destroyed over 16,000 structures. As homes are rebuilt after
these fires, homeowners and local jurisdictions must understand what laws and
regulations apply. These events demonstrate a sustained and acute threat to life and
property that supports the proposed emergency regulations.

During the large-scale adoption of Part 7, a clerical error occurred regarding
section 504.3.1 Protection of open eaves. The State Fire Marshal intends to correct this
clerical error with this emergency submittal. Permitting this error to become regulation
creates an opportunity to allow unprotected rafter tails in open eave designs, which
conflicts with the intent of hardening buildings and structures against wildfire exposure.

These emergency regulations are necessary to protect life and property and to
reduce immediate public harm that cannot wait for the ordinary (non-emergency) code
cycle because of the enacted statutes listed above and to align with the effective date of
January 1, 2026.

AUTHORITY AND REFERENCE

Reference: Government Code Section 11346.5(a)(2)

The California Building Standards Commission proposes to adopt these building
standards under the authority granted by 18949.2. The purpose of these building
standards is to implement, interpret, and make specific provisions of 13108.5, 13132.7,
17958, 17958.5, 17958.7 and 18941.5.

The State Fire Marshal is proposing this regulatory action based on Health and Safety
Code Sections 13108.5, 17922, 18949.2, Government Code Sections 51176, 51177,
51178, 51179, and 51189; Public Resources Code Sections 4201 through 4204.

INFORMATIVE DIGEST
Reference: Government Code Section 11346.5(a)(3)

Summary of Existing Laws

Health and Safety Code Section 13108.5.

(a) The State Fire Marshal, in consultation with the Director of Forestry and Fire
Protection and the Director of Housing and Community Development, shall,
pursuant to Section 18930, propose fire protection building standards for roofs,
exterior walls, structure projections, including, but not limited to, porches, decks,
balconies, and eaves, and structure openings, including, but not limited to, attic
and eave vents and windows of buildings in fire hazard severity zones, including
very high fire hazard severity zones designated by the State Fire Marshal
pursuant to Article 9 (commencing with Section 4201) of Chapter 1 of Part 2 of
Division 4 of the Public Resources Code.
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(b) (1) Building standards adopted pursuant to this section shall also apply to
buildings located in very high fire hazard severity zones designated pursuant to
Chapter 6.8 (commencing with Section 51175) of Part 1 of Division 1 of Title 5 of
the Government Code, and other areas designated by a local agency following a
finding supported by substantial evidence in the record that the requirements of
the building standards adopted pursuant to this section are necessary for
effective fire protection within the area.

(2) Upon identification by the Director of Forestry and Fire Protection pursuant to
Section 51178 of the Government Code of high fire hazard severity zones and by
a local agency pursuant to Section 51179 of the Government Code, the Office of
the State Fire Marshal and the Department of Housing and Community
Development shall propose, and the California Building Standards Commission
shall adopt, expanded application of the building standards adopted pursuant to
this section to high fire hazard severity zones during the next triennially occurring
code adoption cycle.

(3) The State Fire Marshal and the Department of Housing and Community
Development shall, after consulting with interested stakeholders, including local
fire officials, consider if it is appropriate to expand application of the building
standards adopted pursuant to this section to moderate fire hazard severity
zones. If it is found appropriate, the State Fire Marshal and the Department of
Housing and Community Development shall, pursuant to Section 18930,
recommend expanding the application of the building standards adopted
pursuant to this section to moderate fire hazard severity zones.

(c) Building standards adopted pursuant to this section shall also apply to
buildings located in urban wildland interface communities. A local agency may, at
its discretion, include in or exclude from the requirements of these building
standards any area in its jurisdiction following a finding supported by substantial
evidence in the record at a public hearing that the requirements of these building
standards are necessary or not necessary, respectively, for effective fire
protection within the area. Changes made by a local agency to an urban wildland
interface community area following a finding supported by substantial evidence in
the record shall be final and shall not be rebuttable.

(d) For purposes of subdivision (c), “urban wildland interface community” means
a community listed in “Communities at Risk from Wild Fires,” produced by the
California Department of Forestry and Fire Protection, Fire and Resource
Assessment Program, pursuant to the National Fire Plan, federal Fiscal Year
2001 Department of the Interior and Related Agencies Appropriations Act (Public
Law 106-291).

(Amended by Stats. 2021, Ch. 382, Sec. 6.5. (SB 63) Effective January 1, 2022.)

Health and Safety Code Section 13132.7.
Fire-retardant roof coverings shall be required in fire hazard severity zones.

Health and Safety Code Section 17922
(d) Building additions or alterations which increase the area, volume, or size of
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an existing building, and foundations for apartment houses and dwellings moved,
shall comply with the requirements for new buildings or structures specified in
this part, or in building standards published in the California Building Standards
Code, or in the other rules and regulations adopted pursuant to this part.
However, the additions and alterations shall not cause the building to exceed
area or height limitations applicable to new construction.

Health and Safety Code Section 17958

(b) Commencing October 1, 2025, to June 1, 2031, inclusive, a city or county
shall not make changes that are applicable to residential units in the provisions
adopted pursuant to Section 17922 and published in the California Building
Standards Code or the other regulations thereafter adopted pursuant to Section
17922 to amend, add, or repeal ordinances or regulations which impose the
same requirements as are contained in the provisions adopted pursuant to
Section 17922 and published in the California Building Standards Code or the
other regulations adopted pursuant to Section 17922 or make changes or
modifications in those requirements upon express findings pursuant to Sections
17958.5 and 17958.7, unless one of the following conditions is met:

(1) The changes or modifications are substantially equivalent to changes or
modifications that were previously filed by the governing body of the city or
county and were in effect as of September 30, 2025.

(2) The commission deems those changes or modifications necessary as
emergency standards to protect health and safety.

(3) The changes or modifications relate to home hardening.

Health and Safety Code Section 17958.5

(c) Commencing October 1, 2025, to June 1, 2031, inclusive, a city or county
shall not make a change or modification as described in subdivision (a) or (b),
including to green building standards, that is applicable to residential units,
unless one of the following conditions is met:

(1) The changes or modifications are substantially equivalent to changes or
modifications that were previously filed by the governing body of the city or
county and were in effect as of September 30, 2025.

(2) The commission deems those changes or modifications necessary as
emergency standards to protect health and safety.

(3) The changes or modifications relate to home hardening.

Health and Safety Code Section 17958.7

(c) Commencing October 1, 2025, to June 1, 2031, inclusive, the commission
shall reject a modification or change to any building standard affecting a
residential unit and filed by the governing body of a city or county, unless one of
the following conditions is met:
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(1) The changes or modifications are substantially equivalent to changes or
modifications that were previously filed by the governing body of the city or
county and were in effect as of September 30, 2025.

(2) The commission deems those changes or modifications necessary as
emergency standards to protect health and safety.

(3) The changes or modifications relate to home hardening.

Health and Safety Code Section 18941.5

(c) Notwithstanding subdivision (b), and commencing October 1, 2025, to June 1,
2031, inclusive, a city or county shall not establish more restrictive building
standards, including, but not limited to, green building standards, that are
applicable to residential units, unless one of the following conditions is met:

(1) The changes or modifications are substantially equivalent to changes
or modifications that were previously filed by the governing body of the city
or county and were in effect as of September 30, 2025.

(2) The commission deems those changes or modifications necessary as
emergency standards to protect health and safety.

(3) The changes or modifications relate to home hardening.

(4) The building standards relate to home hardening and are proposed for
adoption by a fire protection district pursuant to Section 13869.7.

Health and Safety Code Section 18949.2

(a) Any responsibilities of the State Fire Marshal to adopt, through a formal
rulemaking process as provided in Chapter 3.5 (commencing with Section
11340) of Part 1 of Division 3 of Title 2 of the Government Code, relating to
building standards, including, but not limited to, Sections 13108, 13143, 13143.6,
and 13211, are hereby transferred to the commission.

(b)The State Fire Marshal shall remain the state agency responsible for
developing building standards to implement the state's fire and life safety policy.
In its role as the fire and life safety standard developing agency, the State Fire
Marshal shall continue its existing activities and forums designed to facilitate
compromise and consensus among the various individuals and groups involved
in the development of the state's codes related to fire and life safety.

(c) The state's fire and life safety building standards, as developed by the State
Fire Marshal and as adopted by the commission, shall continue to be based on
the state's fire and life safety policy goals and mandates as they existed prior to
the enactment of this chapter and as they are amended.

Government Code Section 51176 through 51179.

The purpose of these sections is to classify lands in the state in accordance with
whether a very high fire hazard is present so that public officials can identify
measures that will retard the rate of spread, and reduce the potential intensity, of
uncontrolled fires that threaten to destroy resources, life, or property, and to
require that those measures be taken.
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Government Code Section 51189.

No later than January 31, 2020, the State Fire Marshal, in consultation with the
director and the Director of Housing and Community Development, shall,
pursuant to Section 18930 of the Health and Safety Code, recommend updated
building standards that provide for comprehensive site and structure fire risk
reduction to protect structures from fires spreading from adjacent structures or
vegetation and to protect vegetation from fires spreading from adjacent
structures, based on information learned from the 2017 wildfire season.

Public Resources Code 4201 through 4204

The purpose of these sections is to provide for the classification of lands within
state responsibility areas in accordance with the severity of fire hazard present
for the purpose of identifying measures to be taken to retard the rate of spreading
and to reduce the potential intensity of uncontrolled fires that threaten to destroy
resources, life, or property.

Summary of Existing Regulations

The State Fire Marshal (SFM) currently adopts the California Code of Regulations,
Title 24, Part 7, 2025 California Wildland-Urban Interface Code with SFM
amendments and additional printed regulations relating to the establishment of
minimum requirements for the prevention of fire and for the protection of life and
property against fire.

Summary of Effect

The January 2025 Palisades and Eaton fires caused 310 fatalities and destroyed
over 16,000 structures in the Local Responsibility Areas (LRA) highlighting the
immediate and urgent need for the emergency regulatory actions. They establish
and update minimum fire prevention and safety requirements to protect life and
property, ensuring the California Wildland-Urban Interface Code effectively
addresses fire and panic risks in buildings and structures.

The emergency regulations implement statutory mandates from Senate Bill (SB) 63
and subsequent amendments to the Health and Safety Code and Government Code
related to fire hazard mitigation in High and Very High Fire Hazard Severity Zones in
Local Responsibility Areas. They align the 2025 California Wildland-Urban Interface
Code with the most updated Fire Hazard Severity Maps and respond to the
significant gap left by an inconsistent application of fire mitigation in high risk areas.

The emergency adoption strengthens the building standards in both Very High and
High FHSZs within the LRA, as required by law. The regulations clarify application,
close gaps related to compliance “trigger dates”, and ensures alignment with Health
and Safety Code section 17922(d), which requires additions and alterations to meet
new building standards.

The emergency regulations support the need for consistent enforcement by the
following:

e Two application sections 101.3.1 and 101.3.1.1 are combined into one clear
section on where the wildland urban interface building standards will be
applied.
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e The term “burning embers” is simplified to “embers” and “vegetation fire” is
simplified to “fire”, avoiding redundancy while maintaining technical accuracy.

e A clerical error related to the protection of open eaves in section 504.3.1 is
corrected to prevent weakened fire protection measures.

e A definition of “home hardening” is added to enable compliant local
amendments under new statutory constraints, included in AB 130 (2025).

Comparable Federal Statute or Regulations
The SFM has determined that no comparable federal regulations or statutes
address the fire and life safety requirements as presented in this finding.

Policy Statement Overview
The specific purpose of this emergency rulemaking effort by the SFM is to act in
accordance with Health and Safety Code section 13108.5 by being clear that
Part 7 applies in the Very High FHSZ and High FHSZ in the LRA.

The actions described above are reasonably necessary to carry out the purpose
for which it is proposed. These actions aim to establish minimum requirements
for fire prevention and protection of life and property against fire.

The SFM further proposes amendments where necessary to ensure that the
regulations of the California Wildland-Urban Interface Code establish and
maintain minimum requirements for the prevention of fire and panic for the
protection of life and property against fire and panic in any building or structure.

Evaluation of consistency
The proposed regulations are consistent with existing state regulations.

MATTERS PRESCRIBED BY STATUTE APPLICABLE TO THE AGENCY OR TO
ANY SPECIFIC REGULATION OR CLASS OF REGULATIONS
Reference: Government Code Section 11346.5(a)(4)

The SFM has determined that no other prescribed statutes, specific regulations, or class
of regulations apply to the amendments and building standards relating to the 2025
California Wildland-Urban Interface Code.

MANDATE ON LOCAL AGENCIES OR SCHOOL DISTRICTS
Reference: Government Code Section 11346.5(a)(5)

The State Fire Marshal has determined that the proposed regulatory action would not
impose a mandate on local agencies or school districts.

FISCAL IMPACT STATEMENT

Reference: Government Code Section 11346.5(a)(6). An estimate, prepared in
accordance with instructions adopted by the Department of Finance, of costs or savings
to any state agency, local agency, or school district.

A. Cost or savings to any state agency: NO

B. Cost to any local agency required to be reimbursed under Part 7(commencing with
Section 17500) of Division 4: NO
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C. Cost to any school district required to be reimbursed under Part 7 (commencing with
Section 17500) of Division 4: NO

D. Other nondiscretionary costs or savings imposed on local agencies: NO
E. Cost or savings in federal funding to the state: NO

Estimate: N/A
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