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Surrounding Land Use: North RR – Vacant 
    South RR – SECON Gravel Quarry 
    East RR – CBJ; Vacant 
    West RR – Vacant  
 
 

VICINITY MAP 
 

 
 
ATTACHMENTS 
 
Attachment A – Map Amendment and Development Permit Applications 
Attachment B – Applicant’s Narratives 
Attachment C - Proposed Subdivision and Current Plat  
Attachment D – Remote Subdivision Areas, Land Use, Comprehensive Plan and Fire Service 
Boundary Maps 
Attachment E – Agency and City Review Comments 
Attachment F – Public Notice 
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PROPOSAL 
 
The proposed ordinance would amend the Remote Subdivision Areas map in the Zoning Atlas of 
the City and Borough of Juneau (CBJ), see Attachment D.  In a letter written to Hal Hart, 
Director of the Community Development Department (CDD), the applicant has asked that his 
parcel, with the legal description of Hidden Valley Tract B, be designated as “Remote” in the 
Remote Subdivision Areas map.  Currently the lot is designated as “Not Remote”, but is adjacent 
to land designated as “Remote”.  The applicant would like to subdivide his lot for remote cabin 
sites (see Attachment B for remote subdivision narrative). 
 
COMPLIANCE WITH CBJ LAND USE CODE 
 
Title 49 Contents 
 
The following sections of Title 49 have been examined to determine whether or not the proposed 
ordinance is in compliance with the Code: 
 
The applicant is asking that his parcel, in the upper Lemon Creek Valley, be classified as remote 
per the Remote Subdivision Areas map. 
 
The following citation comes from Title 49 Chapter 70 Article XI Remote Subdivision Areas: 

49.70.1100 Purpose.  

The purpose of the remote subdivision area classification is to provide for the 
waiver or reduction of submittal, design, and improvement requirements related to 
access and potable water for privately owned subdivisions in remote areas. 

49.70.1110 Map.  

There is adopted the remote subdivision area maps A—E, dated June 5, 2006, as 
the same may be amended from time to time by the assembly by ordinance. For purposes 
of this Code, a remote subdivision is one located within a remote subdivision area as 
shown on the maps. The director may recommend an amendment to the maps upon a 
finding that the area recommended for designation as a remote subdivision area 
conforms to the characteristics specified in section 49.70.1120. 
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For an area to be classified as remote it must not meet any of the four criteria stated below:  

49.70.1120 Characteristics.  

Privately owned land proposed for inclusion within a remote subdivision area 
should not be: 

(a) In the general proximity of a capital improvement listed in the current capital 
improvements program; 
(b) Subject to a new growth area master plan, or other private plan adopted by the 
City and Borough; 
(c) Connected to the road system; or 
(d) Served by a right-of-way, sewer system, water system, fire protection service, 
or police protection service, operated or maintained by an agency of government. 

 
The upper Lemon Creek Valley and the applicants parcel is not near or in general proximity of a 
capital improvement project.  The subject parcel is also not subject to a new growth area.  Below 
are maps of the comprehensive plan; first is the map of the area where the subject parcel is 
located and second is a map showing areas that have been designated as New Growth Areas. 
 
Map H below shows the subject parcel: 
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Subject Parcel 
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Map R is an example of a map with New Growth Areas identified (the area covered 
in an oval with lines), as outlined in the Comprehensive Plan Land Use maps.  These 
ovals are missing in Map H, showing the property is not an identified New Growth 
Area. 
 
The subject parcel is not connected to the road system of the CBJ.  The parcel is only accessible 
by the Lemon Creek Trail, or by a trail through an access easement on Hidden Valley Tract A. 
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The subject parcel is outside the Urban Service Boundary and Fire Service Boundary (see 
Attachment D), and it is not served by public water or sewer.  Concern for emergency medical 
response has been brought up by Capital City Fire Rescue and the Juneau Police Department, for 
the proposed future subdivision (see Attachment E).  Careful consideration shall be given at the 
time of subdivision, so that the plat states that the subdivision is outside the Urban Service 
Boundary and Fire Service Boundary. 
 
The applicants lot, Hidden Valley Tract B, does not meet the above criteria, therefore warrants 
classification as “Remote” on the Remote Subdivision Areas Map. 
 
HABITAT 
 
CBJ Title 49 Chapter 70 ARTICLE III. SENSITIVE AREAS 

49.70.310 Habitat. 

(a)Development in the following areas is prohibited: 

 (4)Within 50 feet of the banks of streams designated in Appendix B of the comprehensive 
plan of the City and Borough of Juneau, 2013 Update; and 

 (b)In addition to the above requirements there shall be no disturbance in the following areas: 

(1)Within 25 feet of stream designated in Appendix B of the comprehensive plan of the 
City and Borough of Juneau, 2013 Update; and 

 
The applicants parcel contains Lemon Creek, which is an impaired water body.  At the time of 
subdivision, a plat note shall be required on the face of the plat stating the 50 foot No 
Development Setback and the 25 foot No Disturb setback from Lemon Creek. 
 
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
 
Comprehensive Plan Contents: 
 
CHAPTER 3 COMMUNITY FORM 
 

Existing Character 
 

Rural Remote:  The rural remote areas can be found in the non-roaded areas of 
South Douglas, Taku River, Shelter Island and other islands within the borough.  These 
areas are characterized by natural resource management and conservation activities and 
extremely low density homestead-style cabins or homes.  The areas are served by few 
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public services, no public water or sewer, and limited police and fire protection.  Rural 
dispersed residential development is intended to occur at a density no greater than one 
dwelling unit per acre; in some circumstances, densities as low as one unit per 40 acres 
may be desired.  In areas encompassing sensitive fish and wildlife habitat and other 
natural resources, subdivision of less than 40 acre lots may not be appropriate.   

 
Descriptions of Land Use Categories 
 

Recreational Resource (REC). 
 

Land primarily under federal or state management for a range of resources, such as 
timber, minerals, fish and wildlife and recreational uses, including recreation cabins.  
Uses may include small-scale, visitor-oriented, and/or seasonal recreational facilities.  
These lands should be zoned to prevent residential, commercial, and industrial 
development. 

 
The subject parcel is designated as REC on the Comprehensive Plan Land Use Maps.  
 
APPENDIX A: GLOSSARY OF TERMS USED IN THE PLAN 
 

REMOTE AREAS:  Lands located outside the Urban Service Area boundary and distant 
from a public road.  Remote areas may be used for subsistence hunting and harvesting 
and for homestead homes or cabins but, generally, contain natural resources in need of 
protection from development. 

 
The subject proposed amendment to the Remote Subdivision Areas map meets the above 
definitions and is in general compliance with the Comprehensive Plan. 
 
 
 
HABITAT 
 
Subarea 5:  Switzer Creek, Lemon Creek, & Salmon Creek (Maps G, H, & K) 
 
Guidelines and Considerations for Subarea 5: 
 

12.  Jordan Creek, Lemon Creek and Vanderbilt Creek are listed as impaired water bodies 
by the Alaska Department of Environmental Conservation (DEC) and, therefore, careful 
review of all future development proposals that could affect the volume, velocity, 
cleanliness, and overall water quality of these creeks and their watersheds and tributaries 
is warranted.  Coordinate all development within the sphere of influence of Jordan, 
Lemon, and Vanderbilt Creeks with DEC to ensure that development meets the 
guidelines of the creeks’ restoration plans, called the TMDL Document. 
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The applicant is aware of no disturbance and no development setbacks from Lemon Creek.  
Currently there are not development or building permits for the area.  Once a building permit is 
applied for the applicant will need to work with DEC and obtain permits for any onsite sewer 
and water.  The applicant is working with the Department of Fish and Game to apply for a Fish 
Habitat permit to determine where bridges would be built over and any fill would be placed in 
Lemon Creek for access to the subject parcel (see Attachment E). 
 
 
RECOMMENDATION 
 
Based upon the proposed project (identified as Attachments A, B, and C), and the findings and 
conclusions stated above, the Community Development Director RECOMMENDS the Planning 
Commission RECOMMEND APPROVAL to the Assembly for the map amendment proposal. 
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PROPOSAL: Amendment to remote subdivision area map to include Hidden Valley Tract B in the upper Lemon Creek Valley. 

PROPERTY OWNERS PLEASE NOTE: 

You are invited to attend this Public Hearing and present oral testimony.  The Planning Commission will also consider written testimony.  You are 
encouraged to submit written material to the Community Development Department 14 days prior to the Public Hearing.  Materials received by this 
deadline are included in the information packet given to the Planning Commission a few days before the Public Hearing.  Written material received 
after the deadline will be provided to the Planning Commission at the Public Hearing. 
___________________________________________________________________________________________________________________________ 
If you have questions, please contact Jonathan Lange at jonathan_lange@ci.juneau.ak.us or at 586-0218.  

 

Planning Commission Agendas, Staff Reports and Meeting Results can be viewed at 
www.juneau.org/plancomm.   

 

 
      Date notice was printed: April 10, 2014 

File No: AME2014 0004  Applicant:  Zack Worrell & Jim Eliason  

To:  Adjacent Property Owners  Property PCN: 3-M00-0-LEM-CRK-3 

Hearing Date: May 13, 2014  Owner: Zack Worrell & Jim Eliason  

Hearing Time: 7:00 PM  Size: 66.08 Acres 

Place: Assembly Chambers  Zoned: Rural Reserve 

 Municipal Building  Site Address: Upper Lemon Creek Valley 

 155 South Seward Street  Accessed Via: Lemon Creek Trail & Access Easement 
through Hidden Valley Tract A 

 Juneau, Alaska 99801    
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