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Memorandum 
 

Date:      January 22, 2025 
To:       Anthony Gon, Winn Communities 
      Breann M. Moebius, Hefner Law 
From:       Ron Phillips, Phillips Consulting Services 
Subject:  Creekside Village Specific Plan – Proposed Project Versus Reduced Impact 

Alternative – Fire Safe Plan Analysis and Recommendations 
____________________________________________________________________________________ 
 
The following memorandum provides fire safe plan analysis and recommendations regarding the 
reduced impact alternative under consideration to the Creekside Village Specific Plan (EDC Project 
# GPA20-0001) project: 
 
BACKGROUND 

Creekside Village Specific Plan (Proposed Project) proposes to create up to 918 single-family 
residential parcels, a community center, an approximately 1.8-acre neighborhood shopping 
center, 13.6 acres of parks, and 44.8 acres of open space land within its boundaries. The Project 
will be approximately 208 acres in total area. The Project has an approved Fire Safe Plan1 that 
proposes several mitigation measures to reduce the threat of a wildfire impacting both the Project 
and surrounding community areas. 
 
The proposed Reduced Impact Alternative proposes to create up to 763 single-family residential 
parcels, approximately 14.1 acres of park sites, and 44.4 acres of open space within its boundaries.  
The previously described community center and neighborhood shopping facilities have been 
removed from the Project description with the Reduced Impact Alternative.  The Project will remain 
approximately 208 acres in total area. The proposed Emergency Vehicle Access / Civilian 
Evacuation Routes (EVA) road connections remain unchanged within the Project boundaries.  
 

ANALYSIS 

The threat of wildfire exposure to people, critical infrastructure, buildings, and communities is based 
upon a comprehensive vulnerability assessment of an area. This vulnerability assessment is usually 
completed through the evaluation of both fire hazard and fire risk factors.  The term “hazard” 
describes the density of live or dead vegetation that may be ignited by the various fire risks or causes 
that can increase a fire’s intensity or rate of spread such as topography or weather conditions.  The 
term “risk” describes the potential damage a fire can do to buildings, critical assets/infrastructure, 
and other values at risk in individual open space areas and other wildland urban interface areas. 

 
1 See Creekside Village Fire Safe Plan, Approved February 28, 2024.  
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The Reduced Impact Alternative fire safe analysis is based upon the Land Use Exhibit shown in 
Figure 1 and Tentative Map shown in Figure 2 below. 

 

Figure 1:  Creekside Village Specific Plan –Reduced Impact Alternative Land Use Exhibit (October, 2024). 

 
Figure 2: Creekside Village Reduced Impact Alternative Tentative Map (December, 2024)  
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The “Hazard” designation for the Project was modified slightly as a result of new CAL FIRE FHSZ 
maps for El Dorado County that were published in April, 2024. The new FHSZ map now shows a 
small section (approximately 6.67 acres) on the southern end of the project within a "High" Fire 
Hazard Severity Zone (HFHSZ). The "High" Fire hazard severity zone classification is also now within 
1/2 mile of all areas of the project. The closest "Very-High" zone is slightly over 1/2 mile east of the 
project in the Blackstone Community at its closest point.  
 
The overall wildfire risk within the Project with the Reduced Impact Alternative remains “Low.” The 
risk factors utilized remain unchanged. See Table 1 for additional information on the risk factor 
rating for each category evaluated within the Project.    
 

Table 1: Creekside Village Reduced Impact Alternative Fire Safe Risk Analysis 

No. Risk Factor     Low  Moderate      High  Very-High   Total 

      0-3      4-6    7-8    9-10  

 1 Subdivision Design Points      3          3 

 2 Vegetation Fuel Type        6          6 

 3 Defensible Space        6   6 

 4 Site Topography      3                     3 

 5 Building Construction Materials         6   6 

 6 Roofing Materials      3           3 

 7 Fire Protection – Water Source      3              3 

 8 Fire Protection – Fire Department Capability      3              3 

 9 Utilities      3                  3 

10 Critical Assets / Infrastructure at Risk    0               0 

 Total     18      18      0      0       36 

The proposed changes to the Project described in the Reduced Impact Alternative do not increase 
the wildfire risk or adversely impact the evacuation routes available to the community.  The 
reduction in the number of single-family dwelling lots as part of this alternative will reduce traffic 
circulation impacts during a wildfire emergency.  The existing Fuel Management and Defensible 
Space strategies described in Chapter 6 of the Project Fire Safe Plan remain unchanged as a result 
of this alternative.   
 
The building construction requirements and mitigation strategies required to reduce the threat of 
structure-to-structure ignition remain in place without change with the proposed alternative.  
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CONCLUSIONS 

In my professional opinion the changes proposed within the Reduced Impact Alternative meet or 
exceed the provisions described in California statutes and regulations regarding wildfire prevention 
requirements for new developments. The Project design proposed within the alternative is consistent 
with the El Dorado County General Plan fire safety policies and regulations described in Chapter 3 of 
the Project Fire Safe Plan. The Project also remains consistent with EDHFD codes and ordinances 
related to new developments.  
 
No modifications to the approved Creekside Village Fire Safe Plan are required with the Reduced 
Impact Alternative proposal.  

Please do not hesitate to contact me with follow-up questions regarding this memorandum. 

Submitted By: 

 
Ronald A. Phillips 
Phillips Consulting Services         
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The following report provides fire safe plan analysis and recommendations regarding the 
potential impact of the “Lotusland1” case on the wildfire risk analysis for the Creekside Village 
Specific Plan (EDC Project # GPA20-0001) project: 
 
BACKGROUND 
 
Lotusland Investment Inc. proposed a 16,000-acre, mixed-use2 master planned development, 
including resorts and residential villas, within Guenoc Valley in southern Lake County, CA.  The 
future project is located within a rural area along Butts Canyon Road between Middletown and 
Calistoga, CA. The vegetation types commonly found in the project area3 include grasslands, Oak 
Savanah woodlands, chaparral, and over 2,000 acres of vineyards and other agricultural uses.  
 
The proposed development area has a significant recorded wildfire history, including five large 
wildfires4 in the last 10 years, that have either damaged or threatened all or portions of Guenoc 
Valley.  The site is located within a CAL FIRE designated Very-High Fire Hazard Severity Zone.  
Primary and secondary emergency vehicle access and evacuation routes to the project are via 
the two-lane Butts Canyon Road5,6.     
 
In February, 2020, the County of Lake published the Draft EIR (DEIR) for the proposed project.  
Several public comments were received regarding the increased wildfire risks that the project 
would create during the 45-day public comment period.  In addition, commenters also 
challenged the validity of the finding in the DEIR by the County that the project would not 
adversely impact the wildfire evacuation routes7 for the existing community surrounding the 
project area.  The DEIR determined that the overall wildfire risk that the project had on the 
environment was less-than-significant.         
 
In June, 2020, the County certified the Final EIR (FEIR) for the development project. On July 15, 
2020, the County issued an errata to the FEIR clarifying the methodologies used in performing its 
analysis of the wildfire risk.  The County provided information in its errata8 that showed while the 
project would lead to an increased risk of wildfire ignitions occurring as compared to the existing 
site conditions, the overall impact remained less-than-significant through the implantation of the 
measures described in the Wildfire Prevention Plan for the project. The County elected not to 
revise the FEIR with this updated information or recirculate the FEIR for public comment as it was 
deemed to be not significantly new information. 

 

1   People of the State of California ex rel. Bonta v. County of Lake (Lotusland Investment Holdings, Inc., et al. Real 
Parties in Interest) (2024) 105 Cal.App.5th 1222 (No. A165677) 

2   At build-out the project includes 1,400 residential estate units, 450 residential units, and 400 hotel rooms.  
3    Lotusland Investment Group, Accessed 2.12.25.25; Lotusland | Guenoc Valley 
4   2014 Butts, 2015 Jerusalem, 2015 Valley, 2020 Oat, and 2020 LNU Lightning Complex wildfires. 
5   The closest four-lane road is State Route 29 which is 3.5 miles north of the project.  
6    A 3rd emergency vehicle access road connection is now proposed within the 2024 update to the DEIR to connect 

the project to State Route 29 north of Middletown. 
7   During the 2015 Valley” fire there were significant delays in public evacuation due to traffic congestion and 

bottlenecks along SR 29 and the surrounding road network.  
8  See ERRATA TO THE JUNE 2020 FINAL ENVIRONMENTAL IMPACT REPORT GUENOC VALLEY MIXED-USE 

DEVELOPMENT PROJECT, pp.17-21. 

https://www.lakecountyca.gov/DocumentCenter/View/11517/Final-EIR-Errata---July-2020?bidId=
https://www.lakecountyca.gov/DocumentCenter/View/11517/Final-EIR-Errata---July-2020?bidId=
https://www.lakecountyca.gov/1762/Guenoc-Valley-Mixed-Use-Planned-Developm
https://www.lakecountyca.gov/1762/Guenoc-Valley-Mixed-Use-Planned-Developm
https://www.lakecountyca.gov/DocumentCenter/View/13855/Appendix-B-First-Appellate-Court-Decision_Clean?bidId=
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The FEIR was subsequently appealed by multiple groups, including the Center for Biological 
Diversity, Native Plant Society, and the State Attorney General, to the Superior Court of the 
County of Lake9. In January, 2022, the Lake County Superior Court issued a ruling that found the 
2020 FEIR complied with CEQA in all areas except for its analysis of impacts related to community 
evacuation. Shortly thereafter the applicant for the project entered into a settlement agreement 
with the State Attorney General agreeing to incorporate several design changes relating to wildfire 
risk, evacuation safety and other issues. The applicant voluntarily also added a new emergency 
ingress and evacuation egress route for the project as part of the settlement agreement. The 
remaining petitioners also appealed the court’s decision to the California Court of Appeal. 
 
In October, 2024, the First Appellate District Court of Appeal issued its opinion on the appeal10,11. 
It faults the wildfire risk analysis performed by the County of Lake during its CEQA review of the 
project in the following areas: issuance of an errata to the DEIR rather than recirculating the 
revised document, citing general stats related to wildfire ignition sources as part of its analysis, 
and an overreliance on the projects Wildfire Prevention Plan to make its determination regarding 
the wildfire risk12. The Appeal Court did point out in its opinion that the County retains the 
discretion in choosing the methods used to analyze the appropriate ways to determine a projects 
effect on the environment, and the relevant mitigation measures used to reduce that impact.  
 
In contrast to the Guenoc Valley project, the 208-Acre Creekside Village Specific Plan (Project) 
proposes to create up to 918 single-family residential parcels, and various other amenities, 
including 44-acres of open space, within its boundaries. The Project has an approved Fire Safe 
Plan13 that recommends several mitigation measures to reduce the threat of a wildfire impacting 
both the Project and surrounding community areas.  There is also a proposed alternative project 
called the Reduced Impact Alternative (RIA) which could be approved. The RIA is similar to the 
proposed Project but includes 763 single-family residences, slightly more open space at 44.4 
acres, and a portion of the project includes Active Adult units leading to a decrease in population 
to approximately 1,529 persons.  The following analysis section expands upon the wildfire risk 
evaluation described in the Plan to assist in the development of the DEIR. 
 
ANALYSIS 

Wildfires are a frequent occurrence in El Dorado County due to a combination of factors 
including, but not limited to, complex terrain, varied natural vegetation groups including 
grasslands, chaparral, and mixed-conifer tree communities that provides ample fuel sources. 

 

9   See project background section on Lake County Planning Department website, accessed 2.12.25, Guenoc Valley 
Mixed-Use Planned Development Project, Guenoc Valley Mixed-Use Planned Development Project | Lake 
County, CA  

10   See People of the State of California, Ex Rel Rob Bonta, Attorney General et al., v. County of Lake, Lotusland 
Investment Holdings Inc., et al., A165677 (Lake Co. Superior Court Nos. CV421152, CV421193).  

11  Sections IV, V and VII of People ex rel. Rob Banta v. County of Lake (A165677) are the only publishing opinions 
from this appeal.  Section IV deals specifically with the wildfire risk analysis. 

12  See Appendix-B-First-Appellate-Court-Decision_Clean, p. 19, “Here, the County presents no industry standard 
modeling tools, no methodology or analysis for its conclusory findings, nor any other discussion of how the 
Wildfire Plan proposes to address the existing baseline conditions other than the Project design proposal itself. 
This is insufficient.” 

13  See Creekside Village Fire Safe Plan, Approved February 28, 2024.  

https://ibhs.org/lawildfires/
https://ibhs.org/lawildfires/
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Wildfires can spread at different rates due to influences such as weather conditions, natural plant 
communities that create flammable fuel sources, topography, and fire suppression efforts. 
Another critical factor often overlooked is how the Wildland Urban Interface (WUI) is configured14 
near the community.  As a recent report15 from the Insurance Institute for Business and Home 
Safety (IBHS) points out “the connectivity of fuels between the wildland and the built 
environment, as well as between homes within a community, plays a critical role in both the initial 
entry of fire and its spread in the community.”        
 
The California Department of Forestry and Fire Protection (CAL FIRE) goal is to keep 90% of all 
wildfires under 10 acres in size via aggressive initial attack. As evidenced by the historical fire data 
presented in Figures 1 and 2, some ignitions exceed initial firefighting capabilities and grow to 
large fire events (defined by CAL FIRE as fires exceeding 300 acres), which commonly burn under 
severe weather conditions16.  
 

 
Figure 1:  Top 20 Most Destructive California Wildfires, Source: CAL FIRE, 2.7.25 

 
Structures do not burn exclusively in large fire events, but are certainly at greater risk during 
these events because large fires commonly occur during heightened fire weather leading to 
firefighting capabilities being severely strained. 

 

14  The U.S. Fire Administration defines “WUI” as an area or zone where structures and other human development 
meet or intermingle with undeveloped wildland or vegetative fuels.   

15  See IBHS Report on 2025 LA County Wildfires: Early Insights from Field Observations, March 6, 2025, 2025 Los 
Angeles County Wildfires – Insurance Institute for Business & Home Safety 

16  Severe weather can include drought, critically high temperatures, low relative humidity, and strong winds. 



 

 

 

 
 

 

5 

 

Figure 2: Top 20 Largest California Wildfires by Acres, Source: CAL FIRE, 10.2.2024   
 

While the Fire Safe Plan for the Project focuses primarily on wildfires, it also recognizes the 
potential threat of urban conflagrations, or large disastrous fires in which structures themselves 
are the primary fuel that carries the fire.  Urban conflagration fires remain a risk to both life and 
property regardless of the proximity of the community to WUI areas. This is due principally to 
urban density, severe weather conditions and the connectivity of fuels.   

While fire ignitions and their related causes are one factor in catastrophic wildfires, they are not 
alone the most important reason why lives are lost and property is destroyed. Of the largest and 
most destructive statewide fires listed in Figures 1 and 2, the majority (61 percent) were caused 
by humans and power lines. There is no way to predict when a human-caused wildfire will break 
out.    
 
The threat of wildfire exposure to people, critical infrastructure, structures, and communities is 
based upon a comprehensive vulnerability assessment of an area. This vulnerability assessment is 
usually completed through the evaluation of both fire hazard and fire risk factors.  The term 
“hazard” describes the density of live or dead vegetation that may be ignited by the various fire risks 
or causes that can increase a fire’s intensity or rate of spread such as topography or weather 
conditions.  The term “risk” describes the potential damage a fire can do to structures, critical 
assets/infrastructure, and other values at risk in individual open space areas and other wildland 
urban interface areas. 
 
The subsection below describes the wildfire vulnerability analysis found in the Project Fire Safe 
Plan. 

https://www.federalregister.gov/documents/2001/01/04/01-52/urban-wildland-interface-communities-within-the-vicinity-of-federal-lands-that-are-at-high-risk-from
https://www.federalregister.gov/documents/2001/01/04/01-52/urban-wildland-interface-communities-within-the-vicinity-of-federal-lands-that-are-at-high-risk-from
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CREEKSIDE VILLAGE WUI FIRE VULNERABILITY ASSESSMENT 

 
Fire Hazard Severity Zone Classification for the Project Area 
 
Fire Hazard ratings are provided by CAL FIRE as part of their Fire Hazard Zone Severity Mapping 
program. One of the major hazards in the western El Dorado County region is the threat of a 
disastrous wildfire endangering both people and property.  The Project is also located within a 
designated17 Wildland Urban Interface (WUI) community identified by the Federal Government as 
being at risk from a large wildfire due to potential fire behavior and values at risk.  
 
As of April, 2024, the “Hazard” designation for the Project is generally within a “Moderate Fire 
Hazard Severity Zone18. The nearest "High" Fire Hazard Severity Zone classification is within 1/2 
mile of all areas of the project. The closest "Very-High" zone is slightly over 1/2 mile east of the 
project in the Blackstone Community. Figure 3 shows the current fire hazard rating for the Project 
area. 

 
LEGEND 

  Yellow     State Responsibility Area (SRA) Moderate Fire Hazard Severity Zone 

  Orange   State Responsibility Area (SRA) High Fire Hazard Severity Zone 

   Red         State Responsibility Area (SRA) Very-High Fire Hazard Severity Zone 

                            Figure 3: Fire Hazard Severity Zone Map for the Creekside Village (2024) 
 

17    Federal Register Urban Wildland Interface Communities within the Vicinity of Federal Lands that are at High Risk 
from Wildfires; (January, 2001); Federal Register :: Urban Wildland Interface Communities Within the Vicinity of 
Federal Lands That Are at High Risk From Wildfire. 

18  The April, 2024, update to the El Dorado County FHSZ map now shows a small section (approximately 6.67 acres) 
on the southern end of the project within a "High" Fire Hazard Severity Zone (HFHSZ). 

https://www.edhfire.com/
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Wildfire History Impacting the Project 
 
No large wildfires have impacted the Project site and surrounding community in the last 20 years. 
Three large wildfires (>300 acres) have been reported near the Project area between 1910 – 2001. 
The Project site was directly impacted by the “Dunlap” fire in 1959, “SMUD 1” fire in 1992, and 
Payen” fire in 2001.  Figure 4 shows the reported wildfire history in the vicinity of the Project area. 
 

 

LEGEND 

1. Dunlap Fire, August 17, 1959, Size – 299 acres, Cause – Undetermined 

2. SMUD#1Fire, June 20, 1992, Size – 1,179 acres, Cause – Powerline 

3. Payen Fire, July 4, 2001, Size – 302 acres, Cause – Miscellaneous 

 

                                             Figure 4: Large Wildfire History in the Project Area (1910-2022) 
 
Firefighting Response to Wildfires in the Project Area 
 
Fire, rescue, and pre-hospital emergency medical services for the El Dorado Hills community is 
provided by the El Dorado Hills Fire Department (EDHFD)19. EDHFD is a career staffed fire 
department which operates five staffed fire stations and serves an area of approximately 78 
square miles. EDHFD utilizes no less than twenty-one firefighters and paramedics to staff these 
fire stations on a 24-hours-per-day, seven-days-per-week operational schedule.   
 

 

19   See El Dorado Hills Website; HOME - El Dorado Hills Fire Department (edhfire.com); accessed September 14, 
2023. 
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EDHFD emergency response travel times for the first arriving unit to the Project are on-average 
less than 8 minutes20.  These response times are consistent with El Dorado County General Plan 
Policy 5.1.2.221 which calls for an average response time to emergency calls of less than eight 
minutes in community region areas.   
 
CAL FIRE operates one fire station in the south El Dorado Hills region to meets its wildfire 
suppression and prevention mission.  This fire station is located at CAL FIRE Station 43 in the El 
Dorado area and is approximately 14.4 miles from the Project.  CAL FIRE staffs two state funded 
fire engines with a crew of 3-4 firefighters on a seasonal basis from this location. 
 
During a major emergency incident such as a building fire, wildland fire, hazardous materials 
spill, or similar event it is likely that EDHFD and CAL FIRE will dispatch multiple fire station crews 
to assist in controlling the incident.  It is probable that five or more fire suppression units would 
be dispatched from multiple fire stations located in the western El Dorado County region.  Figure 
5 shows the regional locations of the five closest fire stations to both the Project and El Dorado 
Hills community. 
 

 
                                                     Figure 5: Staffed Fire Stations Near Project 

 

20  Response times are based on an average 90 second turnout time by firefighters from their station plus travel time 
using the closest roads available to the project.  The response time standard the county uses to evaluate the 
adequacy of the project meeting General Plan Policy 6.2.3.1 are based the closest station (Station 87) only, and 
not the average response times of all resources responding to an incident. 

21  See El Dorado County General Plan, 2004; Public Services and Utilities Element Section, P.91. 
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A joint EDHFD, CAL FIRE, and local fire agency emergency response to the Project will occur 
along either the Latrobe Road or the Highway 50 corridors from both the north and south 
directions. Four fire stations (87, 85, 86, and 43) are located north or east of the Project; while 
one fire station (91) is located south of the Project.  EDHFD Station 87 is the closest fire station 
to the Project at 1.5 miles.  
 
The ratio of firefighting responders (FF) to the number of structures (FF/Structure Ratio) on the 
initial dispatch22 to wildfires in the Project area is 0.04. The County has an existing Mutual Aid 
Agreement in place since 1997 to bring additional firefighters quickly to a wildfire incident. All 
firefighters responding are from career fire agencies. 
 
Evacuation Route Capacity 
 
The Project is provided with three routes of egress during a wildfire evacuation, and two additional 
Emergency Vehicle Access (EVA) routes that can be used by emergency responders and civilian 
evacuation from outside the Project to access off-site evacuation corridors.  Based on the 
multiple potential evacuation routes in different directions identified below, road capacity, 
limited project size, and mitigation measures proposed, the risk of a wildfire impacting existing 
evacuation routes serving the community will be reduced, and the project will not block, limit, 
adversely change, or negatively impact routes utilized for evacuation.  Evacuation options from 
the project site include: 
 
▪ From Access Points A, B, and C: Residents may evacuate to Latrobe Road and travel either 

north on Latrobe Road to White Rock Road or U.S. Highway 50 both east west connectors that 
allow for evacuation.  
 

▪ From Access Point D: During an emergency Public Safety Officials can utilize the access 
connection from the Heritage Master Plan Community to access the Project. The Heritage 
Master Plan Community has existing and proposed connection points into the El Dorado Hills 
Business Park and to Carson Crossing Drive that connects to White Rock Road.   
 

▪ From Access Point E: During an emergency Public Safety Officials can utilize the bicycle and 
pedestrian connection into the El Dorado Hills Business Park as a vehicular evacuation route 
to the north of the project that connects to Robert J Mathews Parkway which has multiple 
connection points to Latrobe Road and to White Rock Road that can be used for evacuation.  

 
See Figure 6 for an area map with the available evacuation routes for the Project. 

 

 

22  A standard response of 2 Battalion Chiefs, 4 local government engines, 2 state engines, 1 state hand crew, 1 bull 
dozer, and 1 fire investigator occurs on most reported wildfire incidents in El Dorado Hills. 
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Figure 6: Area Map for Project Showing Evacuation Routes 

 
Structure Density in the Project 
 
The average density of structures to acres, excluding open space areas, is 5.6/ac. Many of the 
proposed lots within the Project provide structure setbacks that are less than the minimum 30-
foot setback for all structures from all property lines and/or the center of a road, as required by 
CA. Code of Regulations (CCR) Title 14 - § 1276.01 (a). The side-yard setback of many lots in the 
Project is on average 5-10 feet from the property line. The purpose of this setback requirement is 
to reduce the intensity of a wildfire through structure-to-structure ignition sources. A reduction 
of this minimum setback is permitted by this regulation in some cases23. 

Increased density may further reduce the severity of wildfires for several reasons.  Chapter 49 of 
the Fire Code does not allow tree canopies to be within 10 feet of a structure or shrub groups 
within 30 feet of a structure, thus as the structures are placed closer together, the vegetation 
limits and noncombustible areas of each structure begin to merge, and thereby preclude the use 

 

23  CCR Title 14 - § 1276.01(b) does allow for a reduction in the minimum setback based upon findings that support 
the practical reason for the reduction and alternative methods are implemented to reduce building-to-building 
ignition. 

https://www.nwcg.gov/publications/pms437/fuels/surface-fuel-model-descriptions
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of trees and shrubs between the structures.  For example, at approximately 6 dwelling units per 
acre, it is unlikely large mature trees could be planted between the structures. At approximately 
8 dwelling units per acre, it is unlikely large mature trees could be planted between the structures 
or in the backyards of the structures.  In contrast, when densities are lower (approximately 2.0 
du/ac or less depending on layout) the distance between the structures is generally greater than 
the prescribed defensible space (100 feet in California) around the structure.  While these 
structures will be subject to the same limitations under current standards regarding trees and 
vegetation, the limitations around each structure are unlikely to overlap and thus trees and 
vegetation are likely to occur between the structures.   
  
The benefits of increased density are not limited to units per acre, however, and are also seen 
through increased population density in communities designed and built to current 
standards.  For example, even when dwelling units per acre are lower, the severity of fires is 
decreased due to numerous benefits that an increase in population density brings to formerly 
undeveloped land with wildland fuels.  These benefits included the addition of new roads, 
firebreaks, and fire resources to a currently undeveloped and potentially inaccessible area and 
development of the homes under current standards with mandatory hardening of structures, fire 
sprinklers, and vegetation management. A community design approach with long-term 
enforcement through an effective home owner’s association further reduces the severity of 
wildfires.  
  
The following specific alternative material and construction methods, exceeding the minimum 
criteria described in California Building Code Chapter 7A, shall be implemented within the Project 
to meet the “Practical Effect” principles described in CCR Title 14 - §1276.01 when structures are 
located within 30-feet of property lines to reduce the potential for structure-to-structure fire spread 
include, but are not limited to24, the following provisions: 
 
▪ Block any spaces between roof decking and the Class A roof covering to prevent embers from 

catching and igniting the structure; and 
 

▪ Eaves shall be boxed in (soffit-eave design) and protected with ignition resistant or non-
combustible materials; and 

 
▪ Utilize ignition resistant building materials, such as stucco, fiber cement wall siding, fire 

retardant treated wood, or other approved materials when neighboring structures are within 30-
feet; and 

 
▪ Use WUI ember and flame-resistant vents, conforming with the requirements described in 

ASTM E2886, to protect exterior wall openings when the wall is located within 30-feet of another 
structure or faces the Wildland Fuel Reduction Zone areas; and 

 
▪ Limit the size and number of windows to bedroom rescue window openings and other essential 

location when the exterior wall is located within 30-feet of another building; and 

 

24  The Project will comply with all applicable state and local code and regulatory requirements to achieve “Practical 
Effect” at the time of issuance of the building permit.   
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▪ Exterior doors of structures shall be constructed of non-combustible or ignition-resistant 
material, or shall be constructed of solid core wood compliant with California Residential Code 
Section R327.8.3, when the exterior wall is located within 30-feet of another structure; and   
  

▪ A minimum non-combustible area of 6 vertical inches, measured from the ground up (at grade) 
and from any attached horizontal surface like a deck, shall be provided on the exterior of all 
structure. Non-combustible materials can include brick, stone, fiber-cement siding, or 
concrete; and fencing materials located within 5-feet of a building shall be constructed of non-
combustible materials; and 
 

▪ Areas located between 0-feet and 5-feet from all structures shall remain non-combustible; and  
 

▪ Natural and ornamental landscape materials, and other combustible materials, located within 
0’-100’ of structures shall comply with the fire-resistant standards of EDHFD and CAL FIRE; and 

 
▪ Outbuildings, regardless of size, on the individual parcel are prohibited within 30-feet of a 

residential structure unless approved by EDHFD; and 
 

▪ Exterior combustible decks that cantilever over the natural slope of the property shall be 
enclosed to reduce the potential of burning embers from a wildfire creating spot fires that can 
extend into the structure. 

 
Hazardous Vegetation Fuels in the Project 
 
The Project will contain approximately 44.8 acres of open space lands25 that can also pose a fire 
hazard to nearby structures unless managed properly to reduce the wildfire risk.  The primary 
natural vegetation fuel types found in the open space areas include grasses, oats, thistle, barley, 
and other small shrubs commonly found in Northern California areas described as being 
“Grasslands.” The fire behavior fuel loading for the Project area is described by the National 
Wildfire Coordinating Group26 as being typically FM1 (Short Grass).27   
 
See Figure 7 for an exhibit that shows the proposed open space areas within the Project. 

 

25   Land designations include both Open Space Preserve and Open Space Buffer. 
26  See Fuels: Surface Fuel Model Descriptions | NWCG 
27  Fire spread is governed by fine, very porous, and continuous herbaceous fuels that have cured or are nearly 

cured.  



 

 

 

 
 

 

13 

 
 

Figure 7: Open Space Plan28 

The Project will be provided with a series of fuel breaks within the open space areas that will reduce 
the risk of a wildfire directly impacting adjoining structures. These fuel breaks will be maintained by 
the Project Home Owners Association on an annual, or as needed, basis and will be subject to 
verification inspection by EDHFD as necessary.    The Project will be required by EDHFD to provide 
a minimum 10-foot fuel reduction zone along each side of all evacuation routes in the development 
to ensure that they are not obstructed or blocked during a wildfire evacuation.    
 
The Fire Safe Plan for the Project identifies a series of best practices that are intended to reduce the 
wildfire risk from a fire originating in one of the open space areas, or unimproved areas of the 
development. The best practices include [1] adequate defensible space within 100’ of all 
structures; and [2] the establishment of a Wildfire Fuel Reduction Zone (WFRZ) for all lands located 
within the Open Space Buffer (CV-OS2). The Project requirements are based on California 
Government Code Section 51182 and California Fire Code Section 4903 and include prescriptive 
requirements in the following subjects: 

 
▪ Defensible Space Requirements 
▪ Wildfire Fuel Reduction Zone Requirements 
▪ Defensible Space Zone and Wildfire Fuel Reduction Zone Criteria 
▪ Fuel Reduction on Vacant Parcels / During Construction 
▪ Reoccurring Fuel Reduction Maintenance Frequency 

 

28  Creekside Village Specific Plan Figure 5.2, Page 5-5 (July, 2023) 
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Infrastructure Serving the Project 
 
The Project will be provided with a municipal water supply system meeting the fire protection 
requirements for all structures within the Project. The water purveyor for the Project is the El 
Dorado Irrigation District (EID). The Project will be served within the existing capacity of EID 
through water storage tanks, pumps, and water quality treatment facilities located in El Dorado 
Hills near the site. 
 
Electrical power to the Project is provided by Pacific Gas & Electric (PG&E). There are no overhead 
electrical power transmission lines within the Project area. All electrical power distribution lines 
serving the Project will be buried underground reducing the wildfire risk in the subdivision. This will 
ensure a safer distribution of power and reduce or eliminate the risk of overhead power lines 
causing wildfires during windy conditions. 
 
Unless the Project is developed using only electric, each parcel will have natural gas supplied by 
PG&E for heat and other fuel needs.  All gas distribution lines will be buried underground. This 
approach reduces the risk of gas related wildfires. There is no proposed essential service29, 
populations at risk30, or critical infrastructure31 sites within the Project that will be exposed to the 
wildfire risk. No schools, hospitals, or senior care facilities are found within the Project.  The are no 
proposed hazardous material or high fuel load sites located in the Project.  
 
As noted by the Appeal Court in its recent decision the local agency has the responsibility to 
evaluate the wildfire risk by determining if the project population will increase that risk in the local 
community.  The following subsection describes the fire ignition cause data analysis performed 
both in El Dorado County, and in the Project. 
  
LOCAL FIRE CAUSE DATA 

  
It is difficult today to perform a quantitative wildfire risk analysis based upon the statistical data 
collected by the local fire agencies. The data analysis that the court suggests should be evaluated 
as part of CEQA cannot be easily found in public domain records.  The only fire agency locally that 
tracks wildland fire ignition related causes is the Amador-El-Dorado Unit (AEU) of CAL FIRE. The 
information they currently provide to the public is very basic.   
 
It is also data collected and compiled from multiple counties (El Dorado, Amador, and Alpine plus 
a small area of Sacramento County), that does not show the frequency of fire ignitions specifically 
in El Dorado County. 
 
While reviewing fire cause data reported by AEU over the period between 2012-2022, the following 
ten leading causes of local wildland fires were identified:   

 

29  Examples of “essential service” uses include law enforcement and fire facilities, public evacuation centers, and 
general care hospitals. 

30  Examples of “populations at risk” uses include public and private schools, health care facilities, and child care 
centers. 

31  Examples of “critical infrastructure” uses include water and electric distribution sites, telecommunication 
facilities and government corporation yards.  
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1)    Debris Burning (26%) 
2)    Undetermined (16%) 
3)    Equipment (14%) 
4)    Other (10%) 
5)    Vehicle (10%) 

 

6)    Power Equipment (9%) 
7)    Arson (7%) 
8)   Natural - Lightning (2%) 
9)    Recreation / Campfires (2%) 
10)  Smoking (2%) 

 
It is important to note that the frequency of fire causes does not necessarily correlate with [a] the 
numbers of acres destroyed, [b] the number of persons injured or killed by a wildfire, or [c] the 
number of structures damaged or destroyed by a wildfire.  As an example, the Caldor wildfire, the 
largest fire during this reporting period for acreage lost, structures damaged and/or destroyed, 
and injuries and / or deaths, was determined to be caused by target shooting activity which falls 
into the "other32" category.   Factors such as severe weather conditions present when the wildfire 
ignites, structure density in proximity to the wildfire, response and availability of firefighting 
resources, and the level of preparedness by the property owner prior to the fire igniting are also 
critical factors in the outcome of the wildfire. Nine of the ten fire ignition cause categories are 
considered to be human related. 
 
The average number of wildfires each year over the 2012-2022 reporting period, within the four 
counties served by AEU, is 305. The population of El Dorado County makes up on average 80% of 
the overall population served by AEU over this 10-year reporting period.  For analysis purposes it 
is assumed that on average 201 human caused wildfires in AEU occurred in El Dorado County over 
this 10-year period. 
 
The statistical categories of wildfire ignition causes were then evaluated against the Creekside 
Village project based on the population served and likely frequency of wildfires originating in the 
Project.  This comparison is intended to show the average number of fire ignitions that might 
conceivably occur within the Project boundaries in any given year. The data excludes from this 
analysis the following: 

  
1. Does not analyze total acres destroyed as a result of a wildfire 
2. Does not analyze structures destroyed or damaged as a result of a wildfire 
3. Does not analyze injuries or deaths caused as a result of a wildfire 
4. Fire ignition frequency is based on built out of project 
5. Assumes all residents of Creekside Village are new to EDC and are not relocating from 

other SRA areas 
6. Assumes the frequency of wildfires is similar in both suburban and rural areas of the 

county 
7. Does not include wildfires that occur within FRA and LRA lands 

 
See Figure 8 for an exhibit that shows the wildfire ignition frequency for the Project. 
 

 

32   "Other" common causes that fall into this category include wildfire that are caused by a structure fire, 
spontaneous combustion, fireplace ashes deposited in the wildland, barbequing, cooking fires, and fireworks. 
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Fire Ignition Cause33 
County 

Population 
AVG34 

Creekside 
Population 

Creekside 
Annual 

Frequency 

Creekside 
RIA 

Population35 

Creekside 
RIA 

Frequency 
  187.8 2607   1529   
Debris Burning  0.28 2.61 0.73 1.53 0.42 
Undetermined 0.17 2.61 0.44 1.53 0.26 
Equipment 0.15 2.61 0.39 1.53 0.22 
Other 0.11 2.61 0.28 1.53 0.16 
Vehicle 0.11 2.61 0.28 1.53 0.16 
Power Equipment 0.10 2.61 0.26 1.53 0.15 
Arson 0.07 2.61 0.18 1.53 0.10 
Recreation / Campfires 0.02 2.61 0.05 1.53 0.03 
Smoking  0.02 2.61 0.05 1.53 0.03 

Fire Ignition Potential / 
Year     2.91   1.53 

Figure 8: Human Caused Wildfire Ignition Starts vs. Population Density in El Dorado County (2012-2022) 
 
Based on this very broad analysis it can be assumed that the Project will see up to 2.91 fire 
ignitions per year once the development reaches its expected population.  The frequency of fire 
ignitions decreases to 1.53 fire ignitions per year under the Creekside RIA scenario. This analysis 
accepts that most fire ignitions in the Project are equivalent to the fire experience found in the 
remaining areas of El Dorado County.       
 
Based on the suburban location of the Project it is doubtful that fire ignition sources such as 
escaped debris burning, lightning, and escaped recreation / campfires are likely sources that will 
lead to frequent wildfires. The most probable sources of fire ignitions in the Project are anticipated 
to be in the power equipment, arson36 and other categories.  To reiterate the number of fire 
ignitions does not directly correspond to the severity of the wildfire. 
 
Moreover, several of the fire ignition sources can be successfully reduced through the 
implementation of the recommended best practices found in the Fire Safe Plan and in this memo.   
Specifically, the Project can ban debris burning, ban smoking in the open space areas, ban 
recreational fires/campfires, and limit the use of equipment known to cause wildfires in the open 
space and HOA-maintained areas adjacent to the open space.  With an HOA, the Project can 
enforce the bans impacting residents.   
 
If these causes are removed, the annual fire ignitions per year, once the development reaches its 
expected population, would be reduced to 1.82 for the Project and 0.90 for the Reduced Impact 
Alternative.   
 

 

33  Average human caused fire ignition history for El Dorado County. 
34  Average is based on a per capita population of 1,000. 
35  With only 763 single-family residences, the Reduced Impact Alternative will see a reduced population increase. 
36  Juvenile arson can be a concern in suburban open space areas. 
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RECOMMENDATIONS 
 
There are a number of important distinctions between the proposed Guenoc Valley project 
involved in the Lotusland case, and the Creekside Village project, that need to be recognized 
when evaluating the potential wildfire impact on the surrounding communities.  These 
differences include, but are not limited to, the following: 
 

A. Lotusland Investments, LLC is proposing a mixed-use project of over 2,200 residential and 
commercial units over an area of 16,000 acres, much of which will remain either in its natural 
undeveloped status or agricultural lands.  In comparison the Project is proposing 
development of up to 918 residential units over 208 acres, of which 44 acres will remain as 
natural open space. 

 
B. Guenoc Valley is located within an area designated by the State of California as being in a 

“Very-High Fire Hazard Severity Zone” for the potential of wildfires.  Creekside Village is for the 
most part located within a “Moderate Fire Hazard Severity Zone” for the potential of a wildfire. 

 
C. The topography of the Guenoc Valley consists of both valley areas that have mild to moderate 

slopes (0-40%), and hillside areas with very steep (>40%).  These steep hillside areas are very 
conducive to allowing rapid spread of wildfires that have the potential to threaten nearby 
areas.  Creekside Village is located in an area of El Dorado Hills that is generally has 
topography that is flat to mild (0-20%) slopes that will allow firefighters to quickly control 
wildfires in most conditions.  

 
D. The natural vegetation types commonly found in the Guenoc Valley area include grasslands, 

Oak Savanah woodlands, chaparral, and over 2,000 acres of vineyards and other agricultural 
uses.  Much of this natural vegetation will remain and can support rapid fire spread as fuel 
sources during a wildfire.  In contrast, the vegetation in the Creekside Village area consists 
mainly of grassland and smaller shrubs, all of which will be managed in the proposed 44-acres 
of open space area to reduce the risk of wildfires. 

 
E. Guenoc Valley is located in an area with extensive wildfire history over the last decade.  The 

area in and around Creekside Village has not witnessed a large fire in the last 20 years.  
 
F. The nearest existing37 fire station to the Guenoc Valley project is located 3.5 miles north of the 

project.  Additional firefighting resources are well beyond a response time of 10 minutes or 
less.  In contrast, EDHFD Station 87 is approximately 1.5 miles north of the Creekside Village 
and will meet the County of El Dorado’s stated goal of arriving on scene within 8 minutes or 
less in all areas of the project.   

 
In addition, there are three additional fire stations in the El Dorado Hills area that will arrive on 
scene in less than ten minutes.  The total effective fire suppression force to control a wildfire 
during the initial attack in Creekside Village is estimated to be no less than 33 firefighters.  In 

 

37 A future fire station paid for by the development is proposed as part of the entitlement process. 
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addition, there are other additional fire stations in the Folsom, Cameron Park and Shingle 
Springs communities that can be quickly dispatched to assist in a wildfire. 

 
G. Guenoc Valley has two proposed ingress / egress roads that will provide emergency vehicle 

access and civilian evacuation, plus the addition of an emergency vehicle access road, to 
serve the project.  All roads connect to existing two-lane public roads.  In contrast Creekside 
Village has three ingress / egress roads for access, plus the addition of two emergency vehicle 
access roads, to serve the project.  The three access roads that serve Creekside Village 
connect to Latrobe Road which is a four-lane road that can provide increased evacuation 
capacity for the area. 

 
In my professional opinion the key takeaways of the Court’s decision regarding the Lotusland 
case on the Creekside Village Fire Safe Plan are the following: 
 

1. Both the overall Creekside Village project, and specifically the Fire Safe Plan, remain 
consistent with the policy goals described in the County of El Dorado General Plan 
pertaining to both wildfire risk reduction and wildfire evacuation planning. 
 

2. The Creekside Village Fire Safe Plan remains consistent with the requirements for the 
development of the plan to be consistent with both state and local fire safety regulations 
found in California Code of Regulations Title 14 §§1270-1276, Title 24 (Parts 2, 2.5 & 9), and 
the El Dorado Hills Fire Code (Ordinance 2022-01& Ordinance 2024-01). 
 

3. Additional approaches to mitigate the risk of wildfires originating in the Project should be 
considered through the Creekside Village Fire Safe Plan, and by the enforcement of the 
following provisions as part of the Creekside Village Covenants, Conditions, and 
Restrictions (CCR’s) managed through the future Home Owners Association: 
 
▪ Prohibit smoking and other burning materials within open space areas; and 
▪ Prohibit wood burning campfires and recreational fires in all areas including individual 

residential lots; and 
▪ Prohibit debris burning, regardless of state and local regulations permitting such 

activities, in all areas including residential lots; and 
▪ Perform ecological thinning and where appropriate prescribed fire in open space areas 

as required by EDHFD or CAL FIRE, subject to federal or state resource protection 
requirements; and 

▪ Prohibit the use of certain mechanical equipment (e.g. chainsaws, mowers, tractors, 
weed eaters, string trimmers, etc.) in community landscaping, common areas, and 
adjacent to open space areas during periods of high wildfire danger. 

 
This report was reviewed and approved by the El Dorado Hills Fire Department on May 23,2025. 
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