
 
DATE:   November 25, 2014 
 
TO:   Planning Commission 
 
FROM:   Jonathan Lange, Planner 

   Community Development Department 
 

FILE NO.:    AME2014 0004 
 
PROPOSAL:  Amendment to remote subdivision area map to include Hidden 

Valley Tract B in the upper Lemon Creek Valley. 
 
BACKGROUND 
 
At the May 13, 2014 Regular Planning Commission Meeting, the Commission reviewed the 
above file, AME2014 0004, and recommended that the Assembly approve the remote 
subdivision map amendment to include Hidden Valley Tract B in the upper Lemon Creek Valley 
as remote (see Attachment A – Notice of Recommendation).  It came to light after the 
Commission’s recommendation that the applicant’s had installed a gravel road from the end of 
the Lemon Creek haul road to their property.  The applicants were also in the process of applying 
for road access easements through City and Borough of Juneau land and State of Alaska land 
 
APPLICABLE CRITERIA 
 
City and Borough of Juneau Land Use Code Title 49 outlines the characteristics for remote 
subdivisions: 
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.  
 
GUIDANCE 
 
Staff is seeking guidance from the Commission on whether the gravel road that the applicant has 
put on their property still qualifies for their parcel to be designated as remote. 
 
ATTACHMENTS 
 
Attachment A – Notice of Recommendation 
Attachment B – Planning Commission May 13, 2014 meeting minutes 
Attachment C – Applicant’s Narrative and Maps 
Attachment D – Aerial Photography of Site 
Attachment E – Abutter’s Notice 
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MEMORANDUM TO PLANNING AND ZONING COMMISSION 

REGARDING HIDDEN VALLEY 

FROM: ZACK WORRELL AND JIM ELIASON 

DESCRIPTION OF PROJECT:  

There are many in Juneau who value a remote, backcountry, semi-wilderness lifestyle. A good 
example of this is the many Juneauites who own remote no-amenity cabins in Gustavus, Lucky 
Me, and Shelter Island. We want to re-create that experience in Hidden Valley.  

Our plan is to create a rustic, backcountry subdivision consisting of 24 lots (ranging from 1 acre 
up to 20 acres in size) that have no provisions for running water, electricity, or city sewer. 
Consistent with the remote nature of this subdivision, we would impose covenants to prevent 
construction that would not be in harmony with this type of development.  

In keeping with the backcountry experience that we want to develop, it is our plan to limit access 
to the subdivision to a “rough” road that would require a four wheel vehicle or all-terrain vehicle 
to access. The access route would begin at the terminus of Anka Street, approximately 2.5 miles 
from the subdivision. The 2.5 mile access route is entirely separate from the Juneau road system, 
and would remain primitive with limited improvements, maintenance, and signage.  

 There would be no CBJ snow removal or road maintenance. An electronic security gate would 
be installed in order to prevent unauthorized access to the backcountry subdivision 

In the event the subdivision lot owners wish to connect to city services in the future it would be 
done through a local improvement district (LID) to which all the lot owners would have to agree. 
The LID would dictate that the lot owners, not the CBJ would be responsible for all costs 
associated with improvements. 

BACKGROUND: 

Hidden Valley Tract B was originally platted as a 66 acre gold mining claim in 1899. Over the 
years, the parcel has been mined for gold, and most recently (1980s) it was logged.  

Hidden Valley Tract B is located upriver of the SECON rock quarry in Hidden Valley. The 
nearest residence is in the Lemon Creek neighborhood area, located approximately 2.75 miles 
from the site. The nearest business is Home Depot, located approximately 2.5 miles from the 
site. Access to Hidden Valley Tract B is possible during the summer months via primitive trail 
with a four wheel drive vehicle.   

Hidden Valley Tract B is served by a series of access easements through contiguous parcels of 
land located downstream. Hidden Valley Tract B lies approximately 2.5 miles beyond the 
terminus of the nearest CBJ street (see City & Borough of Juneau Street and Property Atlas 2012 
Edition) Currently, access is via the Lemon Creek Trail, and an easement through Hidden Valley 
Tract A, which connects to the old logging skidder trail. 
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WHY WE ARE HERE: 

We are seeking to have our backcountry subdivision qualify as a remote subdivision under the 
CBJ Code. We need a policy call from the Planning and Zoning Commission because what we 
are proposing is unique and does not neatly fit the language of the Code. There does not seem to 
be a means within the Code to authorize development of a backcountry subdivision having 
covenants that serve to maintain those backcountry characteristics. 

Both the current CBJ Title 49 code and proposed (draft version) title 49 code refer to section 
49.70.1120 for qualifying characteristics of a Remote Subdivision. This section reads as follows: 

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 CBJ planning department agrees that Hidden Valley Tract B meets criteria (a),(b), and (d), 
however the intent of criterion (c) is unclear.  

SUGGESTED APPROACHES:  

Should the type of backcountry subdivision we wish to develop be allowed as a Remote 
Subdivision because of the distance of our Project from City streets? Or, should a backcountry 
subcategory of the Remote Subdivision category be created to deal with our unique proposal.  

The intent of characteristic (c) is to prevent developers from developing a subdivision and 
leaving the infrastructure costs of that subdivision to the CBJ. It does so by prohibiting Remote 
Subdivisions in proximity to city streets and infrastructure. Since the nearest City street ends 
approximately 2.5 miles from our subdivision you could find that we meet criterion (c). 

Since the intent of criterion (c) is to protect the City from future requests for amenities from 
property owners paid for by the City, you could find that it is met if the developer provides legal 
assurances that run with the land that such a situation will not occur.  
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TRAIL DETAILS
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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: 

___________________________________________________________________________________________________________________________ 

If you have questions, please contact the Community Development Department at 586-0715.  

 

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

 

     Date notice was printed: November 20, 2014 

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

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

Hearing Date: ** December 9, 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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