
Location Address Parcel Number

3M000LEMCRK2

Contacts

Colaskadba Secon, Colaska dba Secon Applicant
PO Box 32159, Juneau, AK 99803
(907) 780-5145 secon@colaska.com
Colaskadba Secon, Colaska dba Secon Contractor
PO Box 32159, Juneau, AK 99803
(907) 780-5145 secon@colaska.com

Maureen Hansen, Colaska dba Secon Applicant
, JUNEAU, AK 99803
(907) 600-2124 mhansen@colaska.com
Colaskadba Secon, Colaska dba Secon Owner
PO Box 32159, Juneau, AK 99803
(907) 780-5145 secon@colaska.com

Description: Renew current USE2016-004 permit for Lemon Creek gravel extraction in parcel 3M000LEMCRK2 and add parcels 3M000LEMCRK3 and 
3M000LEMCRK4 to extraction area.

Fees Amount
Public Notice Sign Fee 50.00

Public Notice Sign Deposit 100.00

Use Not Listed Fee (Legacy) 1600.00

Total: $1,750.00

Payments Amt Paid
Total Fees $1,750.00
Credit Card $1,750.00

Amount Due: $0.00

Additional Information:
Note: Only answered questions are listed below. For a full view of all application questions see Civic Access More Info Tab:

https://cityandboroughofjuneauak-energovweb.tylerhost.net/apps/selfservice#/plan/5781fc8f-2df1-435d-9a04-afd87dc9fa79?tab=moreinfo

Pre-Application Case Number: PAC2026-0009
Past extraction activities permitted on site?: Yes
Case Number: USE2016-0004
Previously approved extraction permit: Yes
Previous extraction permit case number: USE2016-0004
Total area to be disturbed (Acres): 30
Has a financial warranty been established?: No
Class I Use: No
Class II Use: No
Class III Use: No
Class IV Use: No
Class V Use: No

July 31, 2026 155 Heritage Way Juneau, AK 99801 Page 1 of 1

City & Borough of Juneau, Alaska
155 Heritage Way Juneau, AK 99801

Plan NO.: SGE20260003
Plan Type: PL - SGE - Sand & Gravel Extraction

Work Classification: SGE - Sand & Gravel Extraction
Plan Status:  In Review

Apply Date: 05/21/2026
Expiration: [None Listed]  

https://cityandboroughofjuneauak-energovweb.tylerhost.net/apps/selfservice#/plan/5781fc8f-2df1-435d-9a04-afd87dc9fa79?tab=moreinfo


20
2x

 U
pp

er
 L

em
on

 C
re

ek
 

 D
re

dg
in

g 

~95,000 CY 

HANSENM1
Rectangle

HANSENM1
Rectangle

HANSENM1
Text Box
GRAVEL EXTRACTION





HEINZS
Image

HEINZS
Rectangle

HEINZS
Rectangle

HEINZS
Text Box
           UPPER LEMON CREEK
 GRAVEL EXTRACTION SITE PLAN


HEINZS
PolyLine

HEINZS
Line

HEINZS
Arrow

HEINZS
Text Box
3-M00-0-LEM-CRK-4


HEINZS
Arrow

HEINZS
Text Box
3-M00-0-LEM-CRK-2

HEINZS
Text Box
3-M00-0-LEM-CRK-3

HEINZS
Text Box
NOTES:
     1. Property boundaries approximate, see plat. Expected extraction zones within the blue outline. Specific extraction areas will vary annually, dictated by annual mining plan and applicable permit direction. 
     2. All extraction zones are set back a minimum of 10' from property boundaries, and 30 feet from Lemon Creek in compliance with DNR Fish Habitat Permit.
     3. Temporary berms will be placed per guidance of an ADF&G habitat biologist to isolate the extraction zone. No processing will occur on-site; all screening and washing will take place at the Hidden Valley rock quarry or at Juneau AggPro. Fueling will occur at least 100 ft above Ordinary High Water, with spill kits maintained onsite to protect Lemon Creek.

HEINZS
Image

HEINZS
Arrow

HEINZS
Text Box
Hidden Valley Quarry

HEINZS
Arrow

HEINZS
Text Box
Possible Extraction Zones

HEINZS
PolyLine

HEINZS
Line

HEINZS
PolyLine

HEINZS
PolyLine

HEINZS
Polygon

HANSENM1
Text Box
Access Point to Lemon Creek

HANSENM1
Arrow

HANSENM1
Arrow

HANSENM1
Text Box
Access Road from gated entrance to Hidden Valley

HANSENM1
Arrow



1 

 

 
 

P.O. Box 32159 

Juneau, Alaska 99803 

(907) 780-5145 

Fax (907) 780-5896 

 

 

 

Upper Lemon Creek Gravel Extraction 
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Upper Lemon Creek Gravel Extraction 
USE2016-0004 renew 
 

PROPOSAL 

SECON is reapplying for Conditional Use Permit of existing USE2016-0004, which allows the 

extraction of gravel from property owned by COLASKA Inc. dba SECON, within Hidden Valley 

Subdivision. The specific gravel extraction areas, outlined in the site plan, are requested to 

be expanded from 3-M000-0-LEM-CRK-2 and also include 3-M00-0-LEM-CRK-3, and 3-M0-0-

LEM-CRK-4. These tracts of land are located on the floor of Hidden Valley spanning its width 

and approximately 1 ½ miles in length. Secon is requesting a USE Permit for this gravel 

severance for an additional interval of 10 years. 

 

USE2016-0004 Conditions 

Secon agrees with continuation of the conditions from current permit with following 

requested modifications of a few individual items.  

• Request elimination of Condition 2. It was met on prior permit and repeating the 

process for current USE 2020-0006 HV Upper Explosive Storage seems unnecessary 

as nothing has changed regarding this issue except permit numbering. 

• Request modification of Condition 4 timing be revised to ‘at least month prior to 

commencement of mining’ similar to condition of Lower Lemon Creek Gravel 

Extraction permit USE2024-0004. 

• Request modification of Condition 13 to remove references to Zone 2 and Zone 3 

and have clearly marked warning signs if the excavation area is within a specified 

distance of the Lemon Creek Trail.  

 

GENERAL OVERVIEW 

The Hidden Valley Lemon Creek gravel extraction site has operated under long-standing 

permitting oversight, establishing the framework for continued gravel extraction and 

associated stream-crossing activities.  

The most recent operations (2016 – 2025, under USE2016-0004) have been characterized 

by consistent seasonal extraction, robust engineering supervision, and strong coordination 

with regulatory agencies. Activities have included controlled excavation within designated 

mining pits, temporary rerouting or dewatering of minor channels, installation of temporary 

stream-crossing structures, and maintenance of substantial protective buffers and berm 
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systems. Across all inspections and permit reviews, the site has demonstrated regulatory 

compliance, responsible material removal, and environmental stewardship. 

The 2024-2025 inspections confirmed that extraction activities were performed in 

accordance with approved mining plans and permit conditions. Inspections documented 

normal seasonal water levels, low turbidity, and no evidence of bank destabilization, 

erosion concerns, or buffer encroachments. Required 30-foot setbacks and protective 

berms were consistently maintained.  

The 2024 Fish Habitat Permit amendment further reaffirmed adherence to operational 

requirements, including fish removal prior to dewatering, careful rerouting of Jackie Creek, 

construction of protective berms at least four feet high, and maintenance of buffer zones 

separating mining areas from the active Lemon Creek channel.  

The 2025 Fish Habitat Permit sets similar expectations: continuous habitat biologist 

oversight, proper installation of culverts and bridges, maintenance of channel buffers, and a 

final requirement to weaken berms following extraction to promote natural reclamation. 

These conditions, along with the consistent history of compliance, demonstrate responsible 

site management and ongoing commitment to environmental protection.  

This operational record supports the continuation of gravel extraction activities at Hidden 

Valley and provides a solid foundation for a conditional use permit extension, ensuring that 

future work can proceed with the same level of oversight, safety, and environmental care. 

Hours of operation would continue to be from 7:00 AM to 7:00 PM, January to December, 

with operations historically conducted from March to November.  

There is no way of knowing the quantity of gravels that will be severed from this site on an 

annual basis. If the area is available as determined by ADF&G and sales will support the 

volume, Secon could easily extract 100,000 Cubic Yards of material on an annual basis, 

depending on the morphology of the stream bed in the given year. 

SECON uses excavators, scrapers, loaders and dozers to sever the sands and gravels from 

the alluvial reaches in Hidden Valley. The severed materials are loaded into conveyance 

units of either end dumps or articulated trucks for transportation to a processing area out of 

the flood plain of Lemon Creek. 

 

JUSTIFICATION FOR GRANTING A 10-YEAR EXTENSION 

The requested 10-year extension of USE2016-0004 is justified based on demonstrated 

compliance, consistency with the City and Borough of Juneau’s Comprehensive Plan, and 

alignment with Title 49 land-use stipulations. Together, these factors confirm that 

continued gravel extraction at Hidden Valley remains an appropriate, well-regulated, and 

community-beneficial use of the property. 
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SECON has operated with consistent adherence to permit requirements, environmental 

safeguards, and agency oversight. Annual mining plans and inspections confirm that 

extraction activities have maintained the required 30-foot setbacks, protective berms, and 

fish-protection procedures, and that operations have not resulted in bank destabilization or 

erosion impacts. These findings are supported by the 2024 & 2025 inspection reports 

documenting normal stream conditions, maintained buffers, and no observed 

destabilization.  

Continued compliance is further demonstrated through active coordination with ADF&G 

under annual Fish Habitat Permits, which require fish removal, staked limits, monitored 

dewatering, and post-extraction reclamation. This strong record satisfies the purpose of 

Title 49.05.200, which requires land-use activities to promote public safety, environmental 

protection, and orderly development.  

Under CBJ 49.05.200, the Comprehensive Plan guides public and private land-use decisions 

and establishes policies to promote health, general welfare, and efficient use of land and 

resources.  

 

ANADROMOUS HABITAT 

Lemon Creek, AWC 111-40-10100, is a named anadromous waterbody located on Parcels 

3M000LEMCRK2 and 3M000LEMCRK3, and within 50 feet of 3M000LEMCRK4. CBJ 

49.70.330(4) requires a vegetation or revegetation plan, however this requirement does not 

appear to be applicable to the proposed activity, as no removal of vegetation is expected. 

Please see below “Location, Features, & Topography” discussion below for further 

description. 

The proposed gravel extraction occurs entirely within the active streambed of Hidden 

Valley, where seasonal flows naturally scour and reshape the channel, resulting in minimal 

established vegetation within the excavation area. Because operations are confined to 

these unvegetated alluvial reaches, no trees, shrubs, or mature riparian vegetation will be 

removed as part of the project. Surrounding vegetated banks and buffer areas will remain 

undisturbed, and all work will continue to be limited to zones already subject to regular 

natural sediment movement and channel shifting. Therefore, the requirement of a 

vegetation or revegetation plan does not appear to be relevant to this conditional use 

permit reapplication. 

All proposed extraction activities will be conducted under applicable state and federal 

permitting, including annual ADF&G Fish Habitat Permits and U.S. Army Corps of Engineers 

Nationwide Permit. 
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HIDDEN VALLEY 

Hidden Valley is located about five miles North Northwest of Juneau Alaska and has a 

drainage basin area of approximately 15,730 acres. Lemon Creek's headwaters originate 

from two glaciers, Ptarmigan Glacier and Lemon Creek Glacier. Lemon Creek is roughly 8 

miles in length and terminates 4.6 miles Northwest of Juneau into Gastineau Channel. 

From the terminus of Lemon Creek Glacier, there are a series of falls from the glacier within 

the first mile dropping Lemon Creek to the valley floor at an elevation of 1,360 feet. To 

reach Gastineau Channel 7 miles away, Lemon Creek has an average slope of 3.68%, which 

means that for every one hundred feet in distance-traveled Lemon Creek must lose 3.68 

feet in elevation. For comparison, Lemon Creek from Glacier Highway bridge to Gastineau 

Channel has an average slope of 0.54%. 

The glaciated alluvial gravels in Hidden Valley are continuing the natural erosion process 

that has been going on since the last ice age. The banks and streambed are continuing to 

erode during high water events. The eroded alluvial material is carried downward until the 

stream's velocity slows and can no longer transport the sediment load where it is then 

deposited. This area of deposition is where the elevation drop of the stream lessens, and 

the velocity of the water slows. 

The rate of erosion overall is not slowed in Lemon Creek. The volume of water flowing in 

Lemon Creek is a product of the rainfall, seasonal snowmelt and glacier melt. The velocity of 

Lemon Creek is the result of elevation change to reach Gastineau Channel. The composition 

of the sands and gravels are the results of continental building, namely erosion and 

glaciation. These sands and gravels will continue to erode and be transported to Gastineau 

Channel. 
 

HISTORY OF LEMON CREEK 

This area has a history of placer mining from the 1870's to the early 1900's. John Lemon 

prospected and placer mined this creek in the 1870's hence the naming of the creek. Placer 

claims were filed and recorded in the area starting in 1884. Mining continued for many 

years although it was not very productive. 

Logging with a sawmill operation was active in the Lemon Creek area until the 1980’s, 

although logging in Hidden Valley did not occur until the mid-1980s. 
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Image 1 - Lemon Creek 1948 

As can be seen in the photo above, in 1948 there was very little development in Lemon 

Creek. On the right side of image 3 the terraces eroded by Lemon Creek in Hidden Valley are 

visible. Most of the vegetation in the stream bottom is missing, giving it the light color in this 

black and white photo. On the left side of image 3, the aggradation of this alluvial material 

in the tide flats can be seen. 

 
 

Image 2 - Lemon Creek 1962 
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By 1962 there was development occurring at Lemon Creek. 
 

Image 3 - Lemon Creek 1984 

Gravel extraction in Lower Lemon Creek for aggregate started during World War II. The 

mining of gravel occurred in several events until mid-1980. The method of gravel severance 

during this period was to divert Lemon Creek to one side of the creek bed. Then extract all 

the gravels across the width of the drainage, creating a long severance pit of where the 

streambeds used to be. 

 

 
Image 4 - Lemon Creek 1988 

Image 4 indicates that logging has occurred in Hidden Valley (refer to Image 1 - Lemon 

Creek 1948), from the tan area outlining Lemon Creek. In the picture, a bridge can be seen 

crossing Lemon Creek in Hidden Valley. The land that the logging occurred on are lands that 

are patented. The green trees that are left reside on governmental lands. 
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Image 5 - Lemon Creek Gravel Extraction 2015 

In 2009, gravel extraction resumed between the Glacier Highway Bridge and the Lemon 

Creek Correctional Center in the lower reaches for flood control and aggregates for local 

use.  

These severance sites were accomplished in exposed reaches with an 11-foot setback from 

Lemon Creek. Bridges were temporarily installed to cross Lemon Creek, gaining access to 

the different severance sites. This was a great benefit in keeping the stream bed 

manageable, from flowing over its sides due to sedimentation. 
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Image 6 – Hidden Valley Mining Plan 2024 

 

In recent years, gravel extraction activities within the Hidden Valley Lemon Creek site have 

continued under USE2016-0004 and the direction of approved annual mining plans, fish 

habitat permits, and U.S. Army Corps of Engineers Nationwide Permit (NWP) 33. Extraction 

included mining in multiple pits, installation of temporary access structures, and adherence 

to established buffer and berm standards. The recent extraction volumes reflect a 

well-managed, phased approach that matches seasonal conditions, operational feasibility, 

and regulatory requirements. 

 

LOCATION, FEATURES, & TOPOGRAPHY 

The properties are located at Township 40 South, Range 66 East, SE quadrant of Section 23 

and Section 26. It is located in Hidden Valley which is 1.34 miles north of the intersection of 

Glacier Highway and Anka Street in the City and Borough of Juneau, Alaska. 

 
Image 7 - Lemon Creek Gravel Extraction 2016 

 

Lemon Creek, AWC 111-40-10100, is a named anadromous waterbody located on Parcels 

3M000LEMCRK2 and 3M000LEMCRK3, and within 50 feet of 3M000LEMCRK4.  

 

The proposed gravel extraction occurs entirely within the active streambed of Hidden 

Valley, where seasonal flows naturally scour and reshape the channel, resulting in minimal 

established vegetation within the excavation area. Because operations are confined to 

these unvegetated alluvial reaches, no trees, shrubs, or mature riparian vegetation will be 

removed as part of the project. Surrounding vegetated banks and buffer areas will remain 

undisturbed, and all work will continue to be limited to zones already subject to regular 
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natural sediment movement and channel shifting. CBJ 49.70.330(4) requirement for a 

vegetation or revegetation plan, does not appear applicable to the proposed activity, as no 

removal of vegetation is expected.  

The valley floor is roughly 500 feet wide on average east to west with glaciated banks of 

sand and gravel. Most of the banks have eroded faces and range from a few feet in height 

up to perhaps 50 feet in height. It is sloping from the north to the south and is about 3,200 

feet in length before it narrows down through a gorge. The elevation at the north side of 

the property along the creek is roughly 175 feet. At the north property line of parcel M.S. 

585 where it meets parcel M.S. 526 the creek has dropped in elevation to approximately 

114 feet. The difference between the two elevations is 61 feet generating a 1.9% slope. 

 

 

Image 7 – Nearest Habitable Structure 
 

The nearest habitable structure is the building at the gun range north of the Lemon Creek 

Correctional Center. It is roughly 4,630 feet by land southwest from the severance area. This 

distance, along with adjacent zoning, negates the concern for visual or auditory barriers. 

 



11 

 

ZONING 

The areas where the severance will occur is zoned Rural Reserve, the same as the properties 

to the west, north or east. The property to the south, patented M.S. 609 owned by City and 

Borough of Juneau, is zoned industrial. 

 

CURRENT USE 

The southwest portion of 3M000LEMCRK2 is an active quarry producing aggregate for local 

private and public projects, and the northeast portion has been used for gravel extraction 

from the existing streambed. 

 

METHOD OF MINING 

Prior to severance of materials ADF&G Habitat Division will be notified. The extraction site 

will be surveyed with a Habitat Biologist to determine what areas can be zoned for 

extraction. The site will be staked for property offset and buffer zone setback identified by 

the biologist. 

These exposed gravel reaches are not fish habitat, even if the areas are submerged during 

spawning and the fish are able to lay eggs in the sands. They are dry for extended periods of 

time throughout the year and during the winter can freeze to several feet in depth. 

Once the severance zone boundaries are staked the berms will be installed on the up-

stream side of the excavation. This is to keep Lemon Creek from entering the severance 

area during elevated flows. The berm is temporary in nature and will be removed once the 

severance area is finished for the season. If Lemon Creek floods, the berm will be washed 

into the severance pit. 

The mined gravels will be severed in one of two ways: 

1. The gravels will be excavated and loaded into the conveyance unit in one operation. 

 

2. The gravels will be excavated into a surge stockpile next to the extraction pit. The 

stockpile is located next to the excavator. It is no more than two truckloads in size. 

The purpose of the surge pile is for gravels to have the opportunity to drain most of 

the water before being loaded into the conveyance unit.  

During the gravel extraction the severance zone pit is isolated from Lemon Creek. Once the 

severance zone is exhausted of gravels the berm will be removed. The severance pit 

suspends solids and turbidity will begin to settle. Historically, Lemon Creek Gravel Extraction 

severance ponds have, after one to two months, been clearer than Lemon Creek as it 

breaches the severance ponds. There is a notable difference in turbidity between Lemon 

Creek and the still quiet of the severance ponds. 
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The severed gravels are loaded into dump trucks as the conveyance unit of choice. The 

gravels are transported to a stockpile up out of the Lemon Creek flood plain. Currently there 

is an elevated bench about 20 feet higher in elevation than the flood plain of Lemon Creek. 

This bench 80 to 250 feet in width and 1,000 feet long can be utilized as a stockpile location 

or alternatively stockpile in the quarry or haul directly to Aggpro location for processing. 

The equipment used to extract gravels from the exposed reaches will be any combination of 

the following: 

• Large Excavator 

• Large Dozer 

• Large Loader 

• 10 cubic yard end dumps 

• 20 cubic yard end dumps 

• 20 cubic yard side dumps 

• Articulated Trucks 

 

Secon may setup a wash plant at the Hidden Valley property for processing the material, 

which will be trucked to the quarry site for processing. The wash plant site will either be on 

an elevated bench, or the rock quarry, depending on the year’s mining plan. If a wash plant 

is erected, it will be set up above the seasonal high-water elevation, and a water collection 

sump will be created. The plant will be in operation starting in the spring when 

temperatures stay above freezing and shut down in the fall when the temperatures start 

freezing once again. 

Secon may setup a screening plant at the Hidden Valley property for processing the severed 

into different products. These products will be temporarily stockpiled at this location before 

being conveyed either to Aggpro or to a public project. Aggpro will market and sell to public 

works/maintenance departments and/or to the private sector. 

Products made from the mined gravels. 

• Concrete aggregate 

• Concrete Sand 

• Asphalt Blend Sand 

• Washed Rock 

• Sand 

• Chips for winter sanding 

 

No fueling of equipment will take place below ordinary high water. 
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TRAFFIC 

The transport route for gravel products begins at the Hidden Valley site on Anka Street and 

continues to the intersection with Glacier Highway. From that point, hauling follows one of 

two established routes. The first route proceeds by turning right onto Glacier Highway, then 

turning left onto Concrete Way, and continuing to AggPro’s facility located at 5771 Concrete 

Way. The second route turns left onto Glacier Highway and follows it to Vanderbilt Hill 

Road, connecting to Egan Drive for delivery to project locations. 

 

These haul routes are identical to those historically used for SECON’s Hidden Valley Quarry 

operations as well as the City & Borough of Juneau’s North Lemon Creek Material Site, 

ensuring consistency with existing traffic patterns and prior approved routes. 

 



 
Revised 5/13/2025 

 

 
 

PAC2026 0009 - Hidden Valley Tract A and B 

Case Number:   PAC2026 0009 

Applicant:  SECON INC 

Property Owner:   Colaska dba Secon 

Property Address: No Address Assigned  

Parcel Code Number:   3M000LEMCRK2, 3M000LEMCRK3, and 3M000LEMCRK4 

Site Size: 113.29 acres, 66.08 acres, and 114.84 acres (294.21 acres total)  

Zoning:   Rural Reserve 

Existing Land Use: Gravel Extraction 
 
Conference Date:   March 18, 2026 

Report Issued:    March 23, 2026 

DISCLAIMER: Pre-application conferences are conducted for the purpose of providing applicants with a 
preliminary review of a project and timeline. Pre-application conferences are not based on a complete 
application and are not a guarantee of final project approval. 

List of Attendees  

Note: Copies of the Pre-Application Conference Report will be emailed, instead of mailed, to participants who 
have provided their email address below. 
 
Name Title Email address 
 
Sylvia Heinz 

 
Applicant 

 
sheinz@colaska.com 

 
Maureen Hansen 

 
Applicant 

 
mhansen@colaska.com 

 
Justin Smith 

 
Planning 

 
Justin.Smith@juneau.gov 

 
Jeff Hedges 

 
Building  

 
Jeffrey.Hedges@juneau.gov 

 
David Sevdy 

 
General Engineering 

 
David.Sevdy@juneau.gov  

 
Nicolette Chappell 

 
Admin 

 
Nicolette.Chappell@juneau.gov 

 

mailto:sheinz@colaska.com
mailto:mhansen@colaska.com
mailto:Justin.Smith@juneau.gov
mailto:Jeffrey.Hedges@juneau.gov
mailto:David.Sevdy@juneau.gov
mailto:Nicolette.Chappell@juneau.gov
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CONFERENCE SUMMARY  
Questions/issues/agreements identified at the conference that weren’t identified in the attached reports. 
The following is a list of issues, comments and proposed actions, and requested technical submittal items that 
were discussed at the pre-application conference.  
 
Project Overview 
Site Map: 

 
 
Colaska Dba SECON is requesting a 10-year extension of the existing USE2016-0004, which allows the extraction 
of gravel from property owned within Hidden Valley Subdivision (Tract A, M.S. 526), and adding gravel extraction 
on adjacent properties (Tract B and 3-M00-0-LEM-CRK-4) to the permit. 
 
Conditional Use Permit Process: 

• Submit the application and additional materials. 
o Electronic submissions accepted at 

https://cityandboroughofjuneauakenergovweb.tylerhost.net/apps/selfservice#/home 
• The project will be assigned to a planner. They will review the application and submitted materials. When 

the planner assesses that the application is complete, they will schedule a hearing before the Planning 
Commission.  

https://cityandboroughofjuneauakenergovweb.tylerhost.net/apps/selfservice%23/home
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o A notice will be sent to property owners within 500 feet of the project. 
o There will be two newspaper ads for the case. 
o The Applicant is required to post a Public Notice sign, which will be provided by CDD. The sign 

must be posted two weeks before the hearing. 
o Staff will prepare a report analyzing the project and make a recommendation to the Commission. 

The report will be publicly available the week before the hearing. 
• At the Planning Commission meeting, the project can be: 

o On the Consent Agenda, where it will be passed without discussion. 
o On the Regular Agenda: 

 The Director will briefly describe the project. 
 The Applicant has 10 minutes to describe the project. 
 The public has the opportunity to comment. There is usually a time limit of two to three 

minutes. 
 The Applicant has time to respond to issues raised. 
 Public comment is closed, and there is no additional opportunity to participate. 

• Within 30 days of the hearing, the Planning Commission will: 
o Approve the project 

 Approve with conditions 
• [CBJ 49.65.230] lays out eleven considerations that the commission will consider 

and may impose restrictions on the permit. 
• [CBJ 49.65.235] outlines two mandatory conditions of the permit. If these 

conditions do not apply, explain in the narrative submitted with the application. 
o Deny the project 
o Continue the project – if more information is required or if the Commission runs out of time. 

• The decision can be appealed for 20 days after the Notice of Decision is filed with the City Clerk. If the 
decision is appealed, the Applicant can continue with their project at their own risk. 

• Videos of the Planning Commission activities are posted on the Assembly’s Minutes and Agendas site. 
https://juneauak.portal.civicclerk.com/ 

 
SECTION 1 – PLANNING DIVISION 

1. Zoning [CBJ 49.25 Article II] – Rural Reserve  

a. Urban Mining District 

b. 3M000LEMCRK3 and 3M000LEMCRK4 are within Remote Subdivision Areas Overlay 

2. Table of Permissible Uses [CBJ 49.25.300] – 14.500 Sand and Gravel Operations, a Conditional Use within 
the Rural Reserve zoning district; Additionally governed by CBJ 49.65 Article II. 

a. 3: Conditional use permit requires planning commission approval. 

3. Subdivision [CBJ 49.15 Article IV] – N/A 

4. Setbacks [CBJ 49.25.400] –  

a. Front: 25 feet 

b. Rear: 25 feet 

c. Side: 15 feet 

5. Height [CBJ 49.25.400] – 

a. Principal: 45 feet 

https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.65SPUSPR_ARTIISAGR_49.65.230COACAP
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.65SPUSPR_ARTIISAGR_49.65.235MACOPE
https://juneauak.portal.civicclerk.com/
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.25ZODI_ARTIIZODI_49.25.200RRRUREDI
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.25ZODI_ARTIIITAPEUS
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.65SPUSPR_ARTIISAGR
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.15PE_ARTIVSU
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.25ZODI_ARTIVDIST
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.25ZODI_ARTIVDIST
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b. Accessory: 45 feet 

6. Lot Coverage [CBJ 49.25.400] – 

a. Permissible Uses: 10% 

b. Conditional Uses: 20% 

7. Vegetative Coverage [CBJ 49.50.300] – None 

8. Access [CBJ 49.35] – Anka St 

9. Parking & Circulation [CBJ 49.40] – N/A 

10. Traffic [CBJ 49.40 Article III] – N/A 

11. Lighting [04 CBJAC 050.020] – Industrial and exterior lighting shall not be used in a manner that produces 
glare on public highways or neighboring property. 

12. Noise [CBJ 49.15.330] – The Commission may place conditions affecting noise generation from this 
proposal. Please see CBJ 49.15.330(g)(11). 

13. Flood [CBJ 49.70 Article IV] – Zone AE at the southern end of Parcel 3M000LEMCRK2. The quarry and the 
possible extraction zones are Not Mapped in any FEMA flood zones. 

 
14. Avalanche Hazard [CBJ 49.70.300] – None Mapped 

15. Hillside Endorsement [CBJ 49.70 Article II] – May be required if any of the following conditions are met. 

i. Removal of vegetative cover 

ii. Excavation of any slope in excess of 18 percent 

iii. Creation of a new slope in excess of 18 percent for a vertical distance of at least five feet 

16. Anadromous Habitat [CBJ 49.70.330] – Lemon Creek, AWC 111-40-10100, is a named anadromous 
waterbody located on Parcels 3M000LEMCRK2 and 3M000LEMCRK3, and within 50 feet of 

https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.25ZODI_ARTIVDIST_49.25.400MIDIST
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.50PAOPSPVECO_ARTIIIVECO_49.50.300MIVECO
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.35PUPRIM
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.40PATR_ARTIIITR
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.40PATR_ARTIIITR
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIVADCORE_TIT04CODE_CH50COINST_04_CBJAC_050.020PEST
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.15PE_ARTIIITYDE_49.15.330COUSPE
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.70SPARPR_ARTIVFLHAAR
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.70SPARPR_ARTIIISEAR_49.70.300AVHAAR
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.70SPARPR_ARTIIHIDE
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.70SPARPR_ARTIIISEAR_49.70.330ANHAPR
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3M000LEMCRK4. Mining and similar uses that must be in or adjacent to the stream are exempt from the 
setback provisions noted in [CBJ 49.70.330], but the following standards [CBJ 49.70.330(4)] still apply: 

a. Prior to issuance of a building or grading permit, the developer must submit a vegetation or 
revegetation plan to the director for approval. 

b. Such vegetation or revegetation shall be kept or arranged to maximize shade on the stream or 
lake.  

c. The area disturbed shall be vegetated with native species according to the Alaska Department of 
Fish and Game's Stream Revegetation and Protection: A Guide for Alaska. 

d. Except for the setback area necessary for such developments or disturbances, the remaining 
setback shall be vegetated or revegetated within one growing season. 

17. Eagles Nests – Check with the U.S. Fish and Wildlife on the presence of eagle nests in the area. The 
presence of eagle nests may impact construction scheduling.  

18. Wetlands – PSS1A and R5UBH are located on the Parcels. 

a. A U.S. Army Corps of Engineers permit may be required. 

b. Wetlands are not regulated by Title 49. 

19. Nonconforming situations [CBJ 49.30] – No known nonconformities exist on the property. 

20. Plat or Covenant Restrictions – N/A 

 

SECTION 2 – BUILDING DIVISION 

21. Building – Building Division has no issues with this project at this time. 

22. Outstanding Permits – All outstanding permits are grading permits 

 

SECTION 3 – GENERAL ENGINEERING/PUBLIC WORKS DEPARTMENTS 

23. Engineering – Periodic private inspection reports shall be submitted to GE for records. DAS 03/20/2026 

 

SECTION 4 – FIRE DEPARTMENT 

24. Fire Items/Access – No comments provided. 

 

SECTION 5 – OTHER APPLICABLE AGENCY REVIEW 

25. Army Corps / DEC (wastewater) / DNR / USF&W / F&G 

 

SECTION 6 – LIST OF REQUIRED APPLICATIONS 

Based upon the information submitted for pre-application review, the following list of applications must be 
submitted in order for the project to receive a thorough and speedy review. 

26. Sand and Gravel Extraction Conditional Use Permit Application. 

27. Grading Permit Application 

https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.30NOSI
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28. A landowner’s signature for all three parcels.    

Additional Submittal Requirements 

Submittal of additional information, given the specifics of the development proposal and site, are listed below. 
These items will be required in order for the application to be determined Counter Complete. 

29. A copy of this pre-application conference report. 

Exceptions to Submittal Requirements 

Submittal requirements that staff has determined not to be applicable or not required, given the specifics of the 
development proposal, are listed below. These items will not be required in order for the application to be 
reviewed. 

30. N/A 

 

FEE ESTIMATES 

The preliminary plan review fees listed below can be found in the CBJ code section 49.85.   

Based upon the project plan submitted for pre-application review, staff has attempted to provide an accurate 
estimate for the permits and permit fees which will be triggered by your proposal.   

1. Conditional Use Permit: Class V Use: $1,600 [CBJ 49.85.100(3)(E)(ii)] 

2. Public Notice Signage: Sign Fee and Deposit Together: $150 (Sign Fee: $50; Deposit: Up to $100 
refundable) 

 
For informational handouts with submittal requirements for development applications, please visit our website 
at www.juneau.org/community-development. 
 
Submit your Completed Application 

You may submit your application(s) online via CBJ Civic Access (https://cityandboroughofjuneauak-
energovweb.tylerhost.net/apps/selfservice#/home) 
 
*Note: The Department is currently in the process of configuring additional application types on our Civic 
Access site, which may be necessary for your online submittal. Please contact the Community Development 
Department in advance of your application submittal for information on the appropriate way to apply. 

 
ATTACHMENTS: 

CBJ 49.65 Article II 
Extraction Conditional Use Permit Checklist 
USE2016 0004 

https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.85FELAUSAC_49.85.100GE
https://cityandboroughofjuneauak-energovweb.tylerhost.net/apps/selfservice#/home
https://cityandboroughofjuneauak-energovweb.tylerhost.net/apps/selfservice#/home
https://library.municode.com/ak/juneau/codes/code_of_ordinances?nodeId=PTIICOOR_TIT49LAUS_CH49.65SPUSPR_ARTIISAGR_49.65.210COAP


(1)

(2)

(3)

(4)

(5)

(6)

(7)

(A)

(B)

(C)

(D)

(E)

(F)

49.65.210 - Contents of application.

Each person who requires a permit under this article shall file an application with the department. The

application shall contain a plan for the excavation operation, storage, on-site processing if permitted in the

district, and site restoration. The plan shall include:

A graphic and legal description of the property;

A topographic map showing the existing topography, vegetation, drainage features, ground

water level, structures, significant natural and artificial conditions of the land, on-site and off-

site geophysical hazards which may affect or be affected by the proposed operation,

proposed structures, roads, stockpiling and operation;

A topographic map and a typical cross section showing the proposed finished contour on the

land, vegetation, drainage features, limits of overburden clearing, structures, and significant

natural and artificial conditions of the property which will exist upon completion of the site

restoration plan;

Topographic mapping required in subsections (2) and (3) of this section for areas having a

slope of less than five percent shall show spot elevations at all breaks in grade, drainage

channels or swales and at selected points not more than 100 feet apart in all directions. For

areas having a slope of greater than five percent, contours shall be shown at an interval of not

more than five feet where the ground slope is regular: however, contour intervals of not more

than two feet may be required where necessary to adequately show irregular land features or

drainage details;

The plan shall include a map showing ingress and egress points for trucks and other

equipment;

The plan shall include a map showing all buildings and structures to be located on the site;

and

A narrative statement describing the operation, on-site processing, stockpiling, and site

restoration shall be included showing:

A site drainage plan;

A method of securing the area, including installation of gates at access points, posting,

and fencing;

Methods to be used to minimize noise pollution and visual blight;

The proposed hours and days of operation during the year;

The estimated amount and general type of material present and to be removed from the

site;

The results of test holes which show the water table level, if any, and the general type and

location of materials to be removed;

3/23/26, 11:50 AM Juneau, AK Code of Ordinances
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(G)

(H)

(I)

(J)

(K)

(L)

The date by which it is anticipated the extraction and processing operation will be

completed;

A schedule for completion of necessary site restoration work;

Operating procedures for control of airborne particulates and other pollutant emissions

from the site and equipment used at the site that may affect areas beyond the site

boundaries;

The identification of any geophysical hazards which may affect or be affected by the

proposed operation. A statement of the possible impact of the hazard on the operation

and of the operation on the hazard including methods of reducing the impact shall be

included;

The date of establishment of the operation and history of adjacent land development; and

Such additional relevant information as the commission or department may request.

(Serial No. 87-49, § 2, 1987)
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PLANNING COMMISSION 
NOTICE OF DECISION 
Date: May 12, 2016   
File No.: USE2016 0004 

Secon, Inc. 
PO Box 32159 
Juneau, AK 99803 

Application For:  A Conditional Use Permit to extract/mine gravel from patent lands in Hidden Valley, Lemon 
Creek    

Legal Description:  HIDDEN VALLEY TR A 

Property Address:  End of Anka Drive 

Parcel Code No.:  3‐M00‐0‐LEM‐CRK‐2 

Hearing Date:    May 10, 2016 

The  Planning  Commission,  at  its  regular  public meeting,  adopted  the  analysis  and  findings  listed  in  the  attached 
memorandums dated April 29, 2016 and May 10, 2016, and APPROVED the extraction of gravels from the Lemon Creek 
stream bed  in the areas shown  in the application  for a 10 year period, to be conducted as described  in the project 
description and project drawings submitted with the application and with the following conditions: 

Annual Grading Permit, Bank Protection and Neighboring Property Owners – 

1. Prior to issuance of the first year’s grading permit and approval of the first year mining plan, the applicant shall
submit a bond of $30,000, sufficient to perform any site remediation necessary to meet the conditions of this
permit.

2. Prior to issuance of the first year’s grading permit and approval of the first year mining plan, the applicant shall
submit evidence that the proposed activities under this permit would not  invalidate use of the Upper Lemon
Creek explosives storage as permitted by USE 2009‐00019.

3. To protect interests of neighboring property owners, the applicant shall provide and maintain safe access to the
neighboring properties in accordance with existing easement agreements.

4. Each year, by February 28th, or other date agreed with CDD  staff which  takes  into account  the applicant’s
mining season, the applicant shall submit a draft mining plan.   The plan shall be submitted to the CBJ Permit
Center as a grading permit application.  This is to enable CBJ and other external agencies to understand more
specific aspects of the forthcoming operations that are not provided in this Conditional Use permit application

Community Development 

City & Borough of Juneau • Community Development 
155 S. Seward Street • Juneau, AK  99801 

(907) 586‐0715 Phone • (907) 586‐4529 Fax 
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although some of the documentation may be repeated. This plan will be reviewed by relevant CBJ departments 
and external agencies within 28 days of submission.   
The mining plan shall take account of comments received regarding the annual inspection report.  The plan shall 
include: 

a. Estimation of material to be removed
b. Map of area to be worked (showing property lines and buffers)
c. Map showing location of proposed screening and gravel wash activities, on‐site gravel storage locations,

culverts, access  roads, bridges, bank  stabilizations, berm details  (including  height,  location, material
composition and removal plan), stream relocations and other proposed features.

d. Map showing designated site parking location for employees and visitors.
e. Methods  for  protecting  Lemon  Creek  from  oil,  fuel  and  hydraulic  fluid  (including  leaks  from  heavy

equipment)
f. Methods  for protecting Lemon Creek  from sediment and  turbidity both at the extraction site, and to

Anka Street along access road.
g. Proposed  inspection  schedule by State of Alaska  licensed Engineer and  /or professionally  recognized

Hydrologist as per Conditions 6 and 7.
h. Copies of relevant permits from external agencies including, but not limited to, ADFG, ACOE, DNR and

ADEC.

5. Recognizing the dynamic environment in the streambed, any major alterations to the agreed mining plan require
approval by the Community Development Department and the CBJ Engineering Department.

6. To ensure operations are consistent with the approved annual mining plan, the applicant shall directly hire, or
pay permit inspection fees to provide for inspection of the mining area by State of Alaska licensed Engineer.

7. Periodic inspections shall be made as determined by the engineer, sufficient to monitor the operation to ensure
operations are consistent with the approved annual mining plan.   Such periodic inspections shall  include visits
during or after high water events.

8. To allow  review of conformity of  the annual mining plan, an  Inspection  report by a State of Alaska  licensed
Engineer shall be submitted annually.  The report shall be submitted to the Engineering Department and to the
Community Development Department by November 31st each year, or a date agreed with CDD staff, in order for
comments  to be  incorporated  into  the next annual mining  report.    The  Inspection  reports  shall  include  the
following information:

a. Volume of material removed
b. Map of area worked showing  required buffers  from active stream channel, property boundaries and

OHWM banks
c. Verification of compliance with mining plan including slope grades
d. Report of any OHWM bank destabilizations
e. Results of sediment and turbidity monitoring
f. Opinion whether bank/property line setbacks are adequately protecting adjacent properties
g. Bank protection/stabilization measures if merited
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9. To protect interests of neighboring property owners, the top of excavation slopes shall be prohibited 15 feet of
the property lines.  Prior to the commencement of mining, the applicant shall verify property line location and
physically delineate buffer distance to the extraction area as required.

10. The applicant shall protect the structural integrity of existing OHWM banks and rip‐rap banks. A no‐disturbance
zone of 15 feet horizontal distance from the toe of adjacent banks shall me maintained except as necessary for
access points. (This condition is necessary because OHWM rip‐rap or bank boundaries may or may not correlate
with property boundaries, as noted in the earlier requirement to mine 15 feet from property boundaries.)

11. To support slope stability  the applicant shall protect all vegetated slopes outside of the severance zones and
maintain  a  similar  non‐disturbance  buffer  identified  in  Condition  10,  unless  a  location‐specific  engineering
analysis indicates otherwise.

12. To ensure all slopes that are cut or filled as part of the gravel extraction and/or grading operations are safely
constructed, they shall be less or equal to 2 horizontal to 1 vertical unless approved by a State of Alaska licensed
engineer.  This measure shall be integrated into the annual grading permit.

13. Excavated areas within the creek bed in Zone 2 shall be clearly marked with warning signs to discourage users of
Lemon Creek trail approaching the site.  This is also required if Zone 3 is accessed via Zone 2.

14. As required for all CBJ sand and gravel extraction permits,  if extraction operations cause ponding or retained
water in the excavated area, the slope of the submerged working face shall not exceed a slope of 3:1 from the
edge of  the usual water  line  to a water depth of  seven  feet.  This  slope  ratio may not be  exceeded during
extraction operations unless casual or easy access to the site is prevented by a fence, natural barriers, or both.
This measure shall be integrated into the annual grading permit.

Project Expiration and Dates and Times of Operation ‐ 

15. Gravel operations shall be permitted year round.

16. As allowed by the CBJ penal code, operating hours shall be limited to 7 am to 10 pm on weekdays and 9 a.m. to
10 p.m. on Saturdays and Sundays (except on State, Federal, or Local Holidays), unless otherwise authorized by a
permit from the CBJ Building Official.

17. The permit shall expire after 10 years.

Truck Traffic and Street Maintenance – 

18. In the interests of neighborhood harmony, truck traffic from the development shall be routed only through the
Anka Street/Glacier Highway intersection.

19. To prevent water or load spillage from trucks, prior to leaving the applicants property, the transport truck bed,
with  the  tailgate  locked,  shall be  raised  for a period based on  the  visual assessment and approval  of    the
applicant’s project engineer.
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20. The applicant shall inspect the traveled route for escaped material from the haul a minimum of once daily on any 

day material is hauled from the site.  
 

21. The applicant shall sweep and clean Anka Street at the end of each day if any water or material has escaped, or 
if a major spill occurs because of hauling from the subject parcel. 
 

22. The applicant shall immediately respond to any reasonable clean‐up and mitigation requests during the from the 
project engineer, CBJ or ADOT. 
 

Habitat Protection ‐ 
 

23. To mitigate against  flooding of  the extraction  zones,  the applicant  shall maintain dry channel berms during 
active operations as required by ADFG and ACOE permits. These berms shall be breached as required by ADFG. 
 

24. For the purposes of habitat protection requirements in the CBJ Land Use code, as per the ADFG permit, the top of 
excavation slopes shall be prohibited within 30’ of any active stream channels or as required by the valid ADFG 
permit.  This distance shall be physically delineated by an ADFG biologist prior to the commencement of grading 
or extraction. 
 

25. To minimize the impact on Lemon Creek water quality, CBJ Stormwater BMPs shall be employed at the site and 
along the route from the site to Anka Street.  Where more restrictive, the ADEC permit requirements shall apply. 
 

26. To protect stream habitat, a suitably sized spill response kit shall be present on site during operations. 
 

27. To encourage gravel bar  formation and/or  side channel creation,  the applicant  shall place any  large woody 
debris encountered during excavation activities at  the surface of the  floodplain, upstream or adjacent to the 
excavation area. The woody material shall be partially buried to anchor the material during high flows.  
 

28. To protect stream habitat, there shall be no on‐site fueling or equipment maintenance performed within 100 feet 
of the OHWM. This includes fueling or maintenance of portable equipment such as generators and pumps.  
 

29. To protect stream habitat, there shall be no on‐site storage of fuel or other chemicals 100 feet of the OHWM. 
 
The  intention  is  for  CBJ  permit  conditions  to  allow  for  circumstances when  permits  and  regulations  from  external 
agencies are stricter than those required by CBJ. 
 
Attachments:  April 29, 2016 and May 10, 2016 memorandums from Tim Felstead, Community Development, to 

the CBJ Planning Commission regarding USE2016 0004. 
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This Notice  of Decision  does  not  authorize  construction  activity.  Prior  to  starting  any  project,  it  is  the  applicant’s 
responsibility to obtain the required building permits. 

This Notice of Decision constitutes a final decision of the CBJ Planning Commission. Appeals must be brought to the CBJ 
Assembly in accordance with CBJ §01.50.030. Appeals must be filed by 4:30 P.M. on the day twenty days from the date 
the decision is filed with the City Clerk, pursuant to CBJ §01.50.030 (c). Any action by the applicant in reliance on the 
decision of the Planning Commission shall be at the risk that the decision may be reversed on appeal (CBJ §49.20.120). 

Effective Date:  The permit is effective upon approval by the Commission, May 10, 2016. 

Expiration Date:  The permit will expire 18 months after  the effective date, or November 10, 2017  if no Building 
Permit has been  issued and substantial construction progress has not been made  in accordance 
with the plans for which the development permit was authorized. Application for permit extension 
must be submitted thirty days prior to the expiration date. 

Project Planner:   ________________________________  ________________________________ 
    Tim Felstead, Planner  Ben Haight, Chair 
    Community Development Department  Planning Commission 

___________________________________________________________________ 
Filed With City Clerk   Date 

cc:  Plan Review 

NOTE: The Americans with Disabilities Act  (ADA)  is a  federal  civil  rights  law  that may affect  this development project. ADA  regulations have access 
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Business Technical Center (800) 949‐4232, or fax (360) 438‐3208. 
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DATE:  April 15, 2016 
 
TO:  Planning Commission 
 
FROM:      Tim Felstead, Planner  

    Community Development Department 
 
FILE NO.:      USE2016 0004 
 
PROPOSAL:      A Conditional Use Permit to extract extract/mine gravel from 

patent lands in Hidden Valley, Lemon Creek.   
 
 
GENERAL INFORMATION 
 
Applicant:    Secon, Inc. 
 
Property Owner:      Secon, Inc.   
 
Property Address:      End of Anka Drive 
 
Legal Description:      HIDDEN VALLEY Tract A   
 
Parcel Code Number:    3‐M00‐0‐LEM‐CRK‐2 
 
Site Size:        4,934,912 square feet (113.29 acres)  
 
Comprehensive Plan Future     
Land Use Designation:    Resource Development (RD)         
 
Zoning:        Rural Reserve (RR) 
 
Utilities:      None 
 
Access:      Existing access road through easement over CBJ property 

connecting to Anka Street 
 
Existing Land Use:    Gravel extraction 
 
 

Community Development 

City & Borough of Juneau • Community Development 
155 S. Seward Street • Juneau, AK  99801 

(907) 586‐0715 Phone • (907) 586‐4529 Fax 



Surrounding Land Use:  North ‐ RR (Vacant)   
  South ‐ RR (Vacant/Trail) and Industrial (former gravel pit)    
  East  ‐ RR (Vacant/Trail) 
  West  ‐ RR (Vacant)   

 
Vicinity Map
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ATTACHMENTS 
 
Attachment A – Application including narrative, Alaska Department of Fish and Game Permit 

and Army Corp of Engineer’s Permit   
Attachment B – Public Notice  
Attachment C – Alaska Department of Fish and Game field report on Severance Zone 1 
Attachment D – Memo from CBJ General Engineering regarding impacts on public streets and 

stormwater 
Attachment E – Email from CBJ General Engineering regarding guarantee amount for project. 
Attachment F – Email from CBJ Engineering regarding proposal   
Attachment G – Excerpt from 2004 Lemon Creek Watershed Geomorphic Assessment and 

Sediment Management Alternatives Analysis report (prepared by Interfluve, 
Inc. for CBJ Engineering) 

Attachment H – Notice of Decision for USE2012‐0019 – Conditional Use permit to extract 
240,000 cubic yards of gravel from the Lemon Creek streambed over the next 
six year period. 

 
PROJECT DESCRIPTION 
 
The applicant  is  requesting a Conditional Use Permit  for  the extraction of  sand and gravel  in 
stream bed of Lemon Creek in the Hidden Valley area.  The extraction would be located in three 
areas within gravel bars in the Lemon Creek streambed, but outside of the active creek channel.  
The extraction will provide sands and gravels for local construction projects. 
 
BACKGROUND 
 
The Hidden Valley area of Lemon Creek has a history of placer mining and more recently logging 
and quarrying/gravel extraction.     Conditional Use permits have been granted  in  the past  for 
quarry and gravel extraction  in upland areas  towards  the southern end of  the subject parcel.  
Other Conditional Use permits are for two explosive stores (a lower store and an upper store). 
Active permits for the site are listed in the table below.  The haul road that provides access to 
the parcel continues  further north to provide access to a parcel under separate ownership to 
the northwest. 
 
The  general  location  of  the  area  subject  to  this  application  and  other  relevant  applications 
within the Lemon Creek catchment referenced in this report are shown on Attachment G.  
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Permit #  Description  Valid until 

USE2009‐00004  Continuation  of  a  rock  and  gravel  extraction  operation  at  applicant’s  
Hidden Valley quarry. 

No expiration 

USE2009‐00018  Continuation of explosive storage at upper powder magazine  in Hidden 
Valley 

2019 

USE2009‐00019  Continuation of explosive storage at  lower powder magazine  in Hidden 
Valley 

2019 

 
 
The active creek channel has shifted in recent years causing significant erosion of stream banks.  
According  to  the  2004  Lemon  Creek  Watershed  Geomorphic  Assessment  and  Sediment 
Management  Alternatives  Analysis  Report  (prepared  by  Interfluve,  Inc.  for  CBJ  Engineering) 
some of  the  sediment  released by  these erosion activities  is deposited  in  the channel of  the 
urbanized area of Lemon Creek further downstream.  These depositions shallow the channel at 
this downstream location increasing the local flood risk.    The Interfluve analysis recommends 
stabilization of exposed and eroding banks in the Hidden Valley area as one of three key flood 
mitigation  strategies.    This would  reduce  the  sediment  load  from  the Hidden Valley  area  of 
Lemon Creek. The other two measures are removal of the Juneau Redi‐Mix bridge, which has 
been  completed,  and mining  of  the  stretch  of  Lemon  Creek  running  parallel  to Anka  Street 
which  is  an  ongoing  activity  subject  to  a  Conditional  Use  permit  (USE2012‐0019).    A  brief 
excerpt  of  the  Interfluve  report  is  provided  in  Attachment  G  to  show  the  stretches where 
erosion,  transport  and deposition of  sediment  is  generally occurring. The  full  report may be 
found online at http://www.juneau.lib.ak.us/engineering/lemoncreek.php. 
 
As noted above,  the applicant currently performs gravel extraction activities  in  the stretch of 
Lemon  Creek  running  parallel  to  Anka  Street.    This  is  permitted  by  USE2012‐0019.    The 
associated set of conditions of approval for this permit is considered a model best practice for 
gravel extraction activities  in streambeds  (see Attachment H). Conditions of approval  for  this 
proposal  are  based  on  those  conditions  of  USE2012‐0019  with  some  conditions  added, 
removed  or modified  to  reflect  site  specific  differences  between  the  two  gravel  extraction 
locations.   
 
Based on comments received from various CBJ departments, and external agencies consulted in 
this  review,  there  is  a  consensus  that  extraction  activities  in  this  upper  stretch  is  a more 
appropriate location compared to those further downstream along Anka Street.  The potential 
impact in terms of habitat and local neighborhood will be less, although it should be noted that 
the  Interfluve  report  suggests  extraction  activities  in  the  lower  reach  of  Lemon  Creek  does 
serve some benefits in terms of flood risk reduction to adjacent properties. 
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ANALYSIS 
 
This  review  requires  an  evaluation  of  conformance  with  the  Conditional  Use  Permit 
requirements  in CBJ Land Use Code 49.15.330, as well as the Land Use Code Sand and Gravel 
Section, 49.65.200.  
 
The Planning Commission is required to review uses that are identified as a Conditional Use for 
a particular zoning district as determined by the Table of Permissible Uses (CBJ 49.25.300).   
 
The Sand and Gravel section of the Land Use Code has been written to apply to upland sand 
and gravel mining, not streambed mining, so CBJ Engineering has concluded that most sections 
do  not  apply  to  the  proposed  development.  It  has  been  determined  that  all  relevant 
requirements  for  the  application  and  narrative,  per  CBJ49.65.210,  have  been met.    Section 
49.65.210, Contents of Sand and Gravel Application, is also addressed at the end of the report 
under Finding Number One, regarding whether the application is complete.   
 
CBJ Engineering has reviewed the application and supports the proposal  in part because of  its 
potential to reduce sediment build up in the lower stretch of Lemon Creek (see Attachment F).  
Memorandums and emails  from CBJ Engineering  satisfy  the  requirement  for a  report on  the 
proposal as per 49.65.215.     To verify  conformance and  reduce  redundancy,  staff will briefly 
reference Sand and Gravel code sections in the context of the standard Conditional Use review.  
 
It is recommended, as a condition of approval, that a yearly mining plan be submitted to CBJ by 
March 31 (or an alternative date agreed upon by CDD) to allow a review of specific details of 
the  operation.  CDD  will  then  provide  opportunity  for  comment  and  amendment  from  all 
relevant departments and external agencies. This plan would address site changes from year to 
year.  
 
 
Project Site  ‐ The project site  is a privately‐owned streambed  in  the Hidden Valley stretch of 
Lemon Creek.  In addition to a wide stream bed within steep banks, there is an adjoining upland 
area  to  the west of  the  stream.   Access  to  the parcel  is via a haul  road which  starts at Anka 
Street  behind  Costco/Home  Depot  and  runs  in  an  easement  over  CBJ  land.    The  creek  is 
normally contained in an ‘active channel’ for most of the year.  Some or all of the wider stream 
bed will flood following periods of heavy rainfall or snowmelt. 
 
The proposed site locations are a relatively far away from the nearest use although there is an 
explosives store along the potential access route to two of the severance zones (see Sheet 2, 
Attachment 2 of Attachment A).   
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Project Design ‐ The extraction will occur in three localized areas in the parcel.  These areas are 
known as severance zones. These will be referred to as Severance Zones 1, 2 and 3 with 1 being 
further downstream and 3 being furthest upstream (see Sheet 2, Attachment 2 of Attachment 
A).  The size of all of the zones is preliminary at this stage although the general location is fixed.  
The severances zones will be delineated  in  the  field by Alaska Department of Fish and Game 
(ADFG)  biologists  each  year.    As  part  of  their  permit,  ADFG  has  required  a  30  foot  buffer 
between  the  extraction  areas  and  the  existing  stream  channel  (see  Attachment  3  in 
Attachment A  for permit and Attachment C  for  specific  site visit  for Zone 1).   Berms will be 
created  across  existing  dry  channels  running  into  the  severance  zones  to  provide  additional 
protection from any flooding  in event that water  levels are higher than normal.   Dry channels 
are channels in the flood plain that are filled at times of high water.  The ADFG permit requires 
the berms to be breached following extraction in the severance zones – this is recommended as 
a condition of approval 
 
The  intention  is that the severance zones will continue to replenish and  fill  in over time once 
gravel has been extracted.  This replenishment action has already been observed in the gravel 
extraction activities alongside Anka Street associated with USE2012‐00019.  When water flows 
into these channels during high water events,  it carries sediment that  is then dropped as the 
speed of the water slows as it enters a relatively deep area of the normally dry channel.   In this 
respect the proposal will provide some assistance in retaining sediment in the upper reaches of 
Lemon  Creek  and  reducing  deposition  in  the  downstream,  urbanized  reaches,  resulting  in  a 
potential  flood  risk  reduction.    CBJ  Engineering  agrees  with  the  potential  benefits  of  this 
approach, noting that  it will also assist  in reducing problematic sediment accumulation that  is 
occurring  in  the  lower  Lemon  Creek  stretch where  the  Lemon  Creek Correction  Facility  and 
Costco/Home  Depot  border  the  channel  (see  Attachment  F).    As  discussed  in  the  Habitat 
section of this report, Lemon Creek is also a recognized impaired water body which has issues 
with  sediment  load and  turbidity.   The  capture of  sediment  in  severance  zones will assist  in 
reducing these issues. 
 
The applicant is proposing to start at Zone 1 (furthest downstream) and move upstream to the 
additional severance zones in sequence when gravel is exhausted.  No test samples have been 
taken in the severance zones.  Access improvements would be required to allow the necessary 
equipment to reach the zones.   
 
The amount of gravel to be extracted in each zone, as provided by the applicant, is based on an 
assumed  gravel  depth  of  15ft  and  estimates  the  size  of  the  potential  severance  zone  once 
buffers have been taken into account.  Because the surface area is most important in terms of 
habitat  impacts,  the depth  is not particularly relevant.   While other gravel extraction permits 
have restricted the total volume to be extracted, CBJ and ADFG agree that no such restriction is 
necessary for this permit. 
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Zone 1 is the easiest to access due to its proximity to the existing access road.  The applicant’s 
plans  estimate  that  a  volume  of  up  to  ~150,000  cubic  yards  could  be  extracted  from  this 
location.  There is already a primitive access road from the haul road down to the streambed at 
this location. 
 
Zone 2 would require the creek to be bridged.  SECON has proposed two bridging options: 
 

1. a  temporary  bridge  (if  operation  is  for  a  short  period,  (i.e.  days)  construction  of 
temporary banks to support the structure); or 

2. a seasonal bridge (remaining for the whole mining season) which would require a more 
substantial bank to be created with possible need for bank armoring.  

 
It  is noted  that  the bridge  should be able  to be  removed  in  the event  that water  levels  rise 
quickly.  The applicant will have to explain in the annual mining report how the bridge would be 
removed for both options.  The applicant’s preferred location for this bridge is based on where 
an existing rip‐rap bank exists on the western side of the creek.   The applicant’s plans indicate 
that up to ~120,000 cubic yards could be extracted from this location. 
 
Zone 3 would be furthest upstream and two alternatives are proposed to access this area:   

1. Use a second bridge placed across the creek with vehicles and machinery accessing via 
Severance Zone 2 and up the eastern side of the creek.   

2. Use  an  old  logging  road  used with  a  small  stream  either being  bridged  or  culverted.  
There  is a shared access easement along  this  road with surrounding property owners.  
Up to ~34,000 cubic yards could be removed from this location. 

 
 
Additional fill to construct an access road to the three severance sites has been permitted by 
the Army Corp of Engineers (see Attachment 4 of Attachment A). 
 
A gravel wash station will be used to remove small vegetative material from the extracted sand 
and gravel.  To prevent release of wash water into Lemon Creek, the wash will be located above 
the seasonal high water elevation and sump will be used to collect wash water.  The applicant 
has not yet obtained a water use permit from DNR for this operation.  They do have a pond on 
their site which could potentially be used without a DNR permit.   Staff  recommends  that  the 
annual mining plan reference and include copies of all necessary external agency permits. 
 
Vehicle fueling will take place above Ordinary High Water Mark (OHWM) to prevent petroleum 
products from directly entering the creek – this is recommended as a condition of approval. 
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Traffic – Excavated gravels will be transported from the site via the existing haul road and then 
onto Anka St.  The applicant indicates they will then be taken to Aggpro’s (a division of SECON) 
premises on Concrete Way or  to a project  site via Vanderbilt Hill Road and  then Egan Drive.   
These routes are already used by existing quarry/gravel extraction activities in the Lemon Creek 
area.    CBJ General  Engineering  division  has  reviewed  the  proposal  for  potential  impacts  on 
public roads (see Attachment D).  Any increase in vehicles carrying material through the Lemon 
Creek  Industrial/Commercial area will not be a  significant addition  to existing movements of 
similar sized vehicles.  The distance from the extraction location to public roads is expected to 
mitigate  the  chance  of wet material  running  from  vehicles  on  public  roads.   However,  it  is 
recommended that conditions of approval require road cleaning and wheel cleaning equipment 
to be used in case problems are observed.  In addition to this permit, such spill from vehicles is 
enforceable  by  Juneau  Police  Department  (JPD),  per  the  Health  and  Sanitation  Code 
CBJ36.30.070 Truckloads causing  litter.   This code section requires that truckloads be secured 
before taken on public roads with a variety of methods suggested.   While not specified  in the 
CBJ Codes  in  keeping with  the Comprehensive Plan Development Guideline 7.16 – DG2  (see 
Conformity with  Adopted  Plans  later  in  this  report),  the  Planning  Commission may wish  to 
recommend as a condition of approval that all trucks beds be covered. 
 
 
CBJ General  Engineering  notes  that  the  use  of  best management  practice  for  protection  of 
drainages is a requirement of the Stormwater Pollution Prevention Plan (SWPPP) as required by 
Alaska Department of Conservation (ADEC).  It is recommended as a condition of approval that 
this SWPPP is submitted with the annual mining plan. 
 
 
Parking  and  Circulation  –  There  are  no  parking  requirements  in  the CBJ  Land Use Code  for 
quarrying/mining/gravel extraction activities.  There is a large upland area that is already used 
for  the  storage of numerous containers  that would provide  sufficient  space  for parking  for a 
large number of employee and visitor vehicles.    It  is  recommended  that a dedicated area be 
created  for  employee  and  visitor  parking  to  ensure  that  conflicts  do  not  occur  with  site 
operations.  This location should be shown in annual mining plan.   
 
Circulation of vehicles accessing the three severance zones is described under Project Design.  It 
is recommended, as a condition of approval, that the annual mining plan describe how access 
will be achieved to the severance zones to be mined. 
 
A gate is already in place that restricts access of vehicles to the site. This was a requirement of 
USE2009‐00004. 
 
One  other  property  further  upstream  uses  the  access  road  located  in  an  existing  easement 
through the applicant’s property.  While this parcel is currently undeveloped, the owners of this 
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upstream  parcel  have  indicated  in  the  past  that  they  would  like  to  develop  a  number  of 
recreational cabins.  Users of these cabins would presumably access the site via the access road 
in the easement on the applicant’s parcel.    It  is recommended as a condition of approval that 
the width of the easement should be staked at the site.   Operations should be  located outside 
this  access  easement  to  allow  unobstructed  access  to  this  upstream  parcel.    This  easement 
should be located on the site plan submitted with the annual mining plan. 
 
CBJ Engineering has confirmed the existing haul road is capable of carrying loaded trucks at the 
frequency associated with the scale of operation proposed (see Attachment F).   Any required 
maintenance to the haul road will be agreed upon between CBJ Engineering and the applicant.  
 
 
Noise  ‐ The project will generate a substantial volume of noise from hydraulic excavators and 
dump  trucks  operating  within  the  streambed.  The  noise  is  likely  to  echo  and  possibly  be 
amplified due to the topographic features of the Lemon Creek valley.   However, there are no 
uses in the vicinity that will be affected by this noise.   
 
A recommended condition of approval  is that operating hours shall be between 7:00 a.m. and 
10:00  p.m.,  Monday  through  Friday,  or  between  9:00  a.m.  and  10:00  p.m.,  Saturday  and 
Sunday,  unless  a  permit  shall  first  be  obtained  from  the  City  and  Borough  building  official.  
These hours are the most allowed as per CBJ Penal Code 49.20.095(c). 
 
It  should  be  noted  that  these  hours  are  broader  than  USE2009‐00019  for  the  rock  quarry 
stricter than the standard.   Taking into account the requirements of CBJ49.20.095(c) the quarry 
operating  hours would  be  limited  to  7  am  to  7  pm  on weekdays  and  9  a.m.  to  7  p.m.  on 
Saturdays (except on State, Federal, or Local Holidays).  The Planning Commission may wish to 
make the operational hours of this permit more consistent with USE2009‐00019.  
 
Public Health or Safety – Capital City Fire and Rescue has commented that they have no issues 
with the application at this time. 
 
Lemon Creek Trail: The Lemon Creek trail runs on the east side of the creek  in the vicinity of 
this proposal.   While  the  trail does not  run  through  the  severance  zones,  it  is  recommended 
that signs be posted during extraction  in Zone 2, and Zone 3  if accessed via Zone 2, that warn 
trail users not to approach the creek due to mining. 
 
Mandatory  Conditions:  There  are  two mandatory  conditions  required  for  sand  and  gravel 
extraction permits.   These  can be waived by  the Planning Commission  in  the event  that  the 
condition would serve no useful purpose. 
 
CBJ 49.65235 (1) requires a periphery strip of 15 feet wherever a site abuts a public way.  Since 
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there is no public way in the vicinity of the property this condition is redundant and should be 
waived.  
 
CBJ 49.65.235 (2) also requires that extraction that causes ponding or retained water shall have 
a submerged working face of 3:1 from the edge of the usual water  line to a water depth of 7 
feet.   This  slope may not be exceeded during extraction operations unless a  fence or natural 
barriers prevent casual or easy access to the site.  The requirement is relevant to this application 
and is included as a recommended condition of approval. 
 
Existing  bank  stability:  In  addition  to  the  30  foot  buffer  from  the  active  stream  channel 
specified  by  ADFG,  it  is  recommended  as  a  condition  of  approval  that  a  15  foot  buffer  be 
undisturbed at the toe of existing banks in the streambed to prevent their destabilization.  A 10 
foot  buffer  zone  was  recommended  in  USE2012‐0019  to  minimize  the  risk  of  bank 
destabilization.  For this current proposal, given the additional height of the banks adjacent to 
the  severance  zones  an  additional  five  feet  has  been  added.    A  15  foot  buffer  is  also 
recommended for adjacent property  lines.   ADFG may recommend a greater buffer depending 
on habitat considerations (this may relate to preventing bank destabilization, mutually agreed 
with the applicant during the mine staking and planning site visit. 
 
In  the  interests of monitoring any bank destabilization,  sediment  releases or  turbidity  events 
that occur due to the gravel extraction  it  is recommended, as a condition of approval, that an 
annual  inspection  report  be  provided.    The  specific  contents  of  that  report  are  given  in 
Condition 11.  For USE2012‐0019 a report was required for every 10,000 cubic yards of material 
extracted and one report annually.   Given the required buffers and the fact that activities will 
be well within the applicant own land, it is recommended that only an annual inspection report 
be required.  The inspection report will be circulated to all relevant agencies with any required 
operational changes incorporated in the next years mining plan. 
 
Explosives magazine:  that  an  explosive  store  is  located  alongside  the  access  road  that  the 
applicant  is proposing to use to access Zones 2 and 3.    In addition to other conditions, the 10 
year  Conditional  Use  permit  for  the  explosive  storage  (USE2009‐00018)  explains  that  the 
Bureau for Alcohol, Tobacco and Firearms and Explosives (ATF) performs annual reviews of all 
explosive  stores.   This  review  includes whether  surrounding development  is  too  close  to  the 
storage  site.    The  owner  of  the  explosive  store  (Austin  Powder  Company  –  not  the  present 
applicant) is required to send a copy of this annual report to the CBJ Community Development 
Department (CDD).  Staff is not aware of any submission to this effect.  It is recommended as a 
condition  of  approval  that  the  applicant  submit  evidence  to  CDD  that  activities  from  this 
proposal are allowed by State and/or Federal  regulations within  the vicinity of  the explosives 
store.   
 
Guarantee:  CBJ  49.65.240  requires  that  a  guarantee  be  provided  by  the  applicant  for  ‘site 
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restoration,  completion  of  the  project,  and  performance  of  other  required  work.’      This 
guarantee is required before any permit can be issued.  ADFG is not requiring any restoration of 
the  site and  it  is  the  intention of  the applicant  to continue extraction activities as  the gravel 
bars replenish.   CDD and CBJ General Engineering have discussed what realistic events would 
need to be covered by such a guarantee. In terms of completion of the project, this is taken to 
mean the grading of slopes as required. There are also relevant conditions of approval relating 
to slopes where  i) ponds are made through extraction and  ii) slopes where cuts are made for 
access purposes.    It  is possible that CBJ could be required to grade these slopes as required  if 
the applicant is unable to.  There is also the possibility of vehicles and machinery leaking fluids 
that may require remediation.  Finally it is possible that one or more of the bridges may have to 
be removed in the event of a flooding event. Previous gravel extraction permits for work in or 
near  streambeds  have  required  guarantees  for  repair  of  banks  should  erosion  occur  due  to 
extraction  activities.    The  buffers  between  the  active  stream  channel  and  the  edge  of  the 
severance zones, or between the OHWM and the edge of the severance zones, mean that the 
extraction activities themselves are unlikely to destabilize the existing banks.   As  illustrated by 
the loss of real estate in recent years due to natural shifts in the creek’s meander pattern, the 
creek  itself  will  have  the  greatest  influence  on  the  erosion  of  banks  in  project  site.    In 
recognition  of  this  there  is  no  guarantee  required  for  repair  of  banks.    CBJ  Engineering  has 
determined that the applicant shall provide a guarantee for $30,000 (see Attachment E). 
 
 
Habitat ‐	The length of Lemon Creek in the project area is catalogued as an anadromous stream 
supporting Chum and Coho salmon, and Dolly Varden Char (see Attachment C).    Development 
along the creek is subject to habitat buffers in CBJ Title 49.70.310(a) (4) and (b) (1), as well as at 
CBJ  49.70.950(f).    However,  49.70.950(f)  exempts  gravel  extraction  from  the  50ft  setback 
requirement normally associated with anadromous streams.    

49.70.950 (f) All structures and foundations located adjacent to streams or lakes 
listed in Table VI‐2 of Appendix C of the Juneau Coastal Management Plan, shall 
have a 50‐feet setback from each side of the stream or  lake measured from the 
ordinary high water mark, where feasible and prudent; provided, docks, bridges, 
culverts and public structures whose purpose is access to or across the stream or 
lake are not subject to this policy, and provided further, uses which must be in or 
adjacent  to  the stream or  lake  in order  to  function, such as mining activities, 
fish  culturing,  water  supply  intakes  and  similar  uses,  are  exempt  from  the 
setback  requirement.  The  setback  shall  be  vegetated  or  revegetated,  where 
feasible  and  prudent,  and  such  vegetation  or  revegetation  shall  be  kept  or 
arranged to maximize shade on the stream.  

Bridges: The applicant proposes to build up to two temporary bridges which could potentially 
remain  in place for the entire mining season.   ADFG has approved the use of bridges to cross 
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the creek with specific design requirements to be met.  The location of these bridges could shift 
over the lifetime of the operation to respect newly formed habitat friendly ponds and channels.  
ADFG would take the lead on determining when and how bridges should be located during the 
yearly mining plan review. 
 
Habitat buffer: As mentioned above, ADFG will  stake out  the areas available  for excavation, 
taking  into  account  existing  habitat  areas  and  a  30  foot  buffer  from  the  edge  of  the  creek.  
Where ponds and channels are not filled and become useful habitat for anadromous fish, ADFG 
may recommend removing these areas from future extraction activities. 
 
ADFG  recently performed a  site visit  (see Attachment C) and  identified  the area  suitable  for 
extraction activities  in Zone 1.   Zones 2 and 3 will be reviewed  in more detail by ADFG as the 
applicant exhausts gravels in Zone 1. 
 
USE2012‐0019  (gravel  extraction  alongside  Anka  Street)  added  a  condition  for  large woody 
debris to remain in the channel following extraction activities, as it encourages the formation of 
gravel  bars  that  provide  useful  fish  habitat.    It  is  recommended  that  this  be  a  condition  of 
approval  of  this  application.    This  condition was  supported  by  comments  from  the Wetland 
Review Board (WRB) and US Fish and Wildlife Service (USFWS).   
 
Year  round  operation:  ADFG  are  not  requiring  activities  be  restricted  to  particular  times  of 
year.  The  applicant  has  stated  that  in  ‘normal’  years,  winter  conditions  would  prevent 
extraction operations.  Staff notes that changing climate patterns may allow activities to occur 
year round  in future.    It  is recommended there be no  limitation on when operations can occur 
throughout the year.  
 
Wetland  Review  board  comments:  The  CBJ Wetlands  Review  Board was  unable  to  provide 
comments on  this project prior  to completion of  this staff  report because a quorum was not 
met at the March 24 regular meeting.  The Board is scheduled to review the application on April 
21. Board comments will be provided to the Commission as a blue folder  item at the April 28 
hearing.  As described above, comments made by the WRB regarding the previously approved 
Anka Street gravel extraction were reviewed for this report 
 
Sediment and Turbidity: The Alaska Department of Environmental Conservation (ADEC) has no 
specific comments on the proposal but has noted that Lemon Creek  is a recognized  impaired 
water  body which  has  issues with  ‘sediment  load  and  turbidity.    Sediment  and  high water 
turbidity  impacts directly on organisms  at  all  levels of  the  food  chain directly by depressing 
rates of growth, reproduction and recruitment, and indirectly by limiting availability of food for 
the next  level of the food chain.     ADEC has asked to be notified of any sediment or turbidity 
issues  resulting  from  the  activities.   A  Total Maximum Daily  Loads  (TMDL)  has  been  set  for 
Lemon Creek.  It is recommended as a condition of approval to require the applicant to monitor 
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and  record  turbidity at  the  extraction  sites.    The  applicant does  this  at  its  streambed  gravel 
extraction site alongside Anka Street by comparing water samples upstream and downstream 
of the extraction site.   A baseline  is established by sampling prior to any extraction activities.  
The applicant has described in their narrative a method to retain turbid waters in the severance 
zones and a mitigation strategy should any turbid water begin to flow from the severance zone 
to the main channel (see Attachment A, page 21). 
 
The SWPPP would almost certainly require a spill kit to be present should there be any leaking 
of fluids from vehicles and machinery but this is also explicitly recommended as a condition of 
approval. 
 
Based on the WESPAK wetlands mapping layer a small area of wetlands appears to exist on the 
parcel but is outside of the proposed severance zones. 
 
Property  Value  or  Neighborhood  Harmony  ‐  There  is  no  evidence  that  there  will  be  any 
negative  impacts on property value or neighborhood harmony  if all conditions of  this permit 
are met.  It is possible that property values at downstream locations may increase if the risk of 
flooding can be lowered.  Surrounding properties have no uses that would be disrupted by the 
gravel extraction activities. 
 
Conformity with Adopted Plans –  
 
Comprehensive Plan 
 
The project site is designated as a Resource Development area.  These areas are: 
 

‘Land[s] to be managed primarily to identify and conserve natural resources until 
specific  land uses are  identified and developed. The area outside the study area 
of  this  Comprehensive  Plan  is  considered  to  be  designated  Resource 
Development.  As  resources  are  identified  or  extracted  from  these  lands,  they 
should be re‐designated and rezoned appropriately.’ 

 
The most appropriate designation for a gravel extraction operation would be Heavy Industrial.  
However, the description for Resource Development area clearly implies a flexibility in the uses 
possible  and  for  resources  to  be  extracted  from  these  areas.  The  same  parcel  has  been 
approved for similar uses in previous Conditional Use permits. 
 
The benefits of gravel extractions activities are explicitly  recognized  in  the Mining  section of 
Chapter 5 of the Comprehensive Plan. 
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‘…smaller  gravel  extraction  operations  offer  a  critical  resource  to  the 
community’s  private‐  and  public‐sector  development  and  maintenance 
operations.’ 

 

POLICY 5.13. TO SUPPORT THE EXTRACTION AND PROCESSING OF MINERAL RESOURCES  IN 
AN  ENVIRONMENTALLY‐SOUND MANNER,  GIVING  PROPER  RECOGNITION  TO 
THE UNIQUE VALUES OF THIS COMMUNITY. 

 
Gravel resources are also specifically discussed in Chapter 7.   
 

‘As  growth and  development  continue  in  the Mendenhall Valley  and  Lemon  Creek areas, 
pressure for closing existing pits may grow, primarily because gravel extraction operations 
produce noise, dust, heavy  truck  traffic,  run‐off and other  impacts  that often conflict with 
surrounding land uses. As this resource is necessary for all types of development, and given 
the  inherent  conflict  of  this  heavy  industrial  use  to  less  intense  neighboring  uses,  it  is 
important to take steps to avoid or minimize land use conflicts.’  

 
POLICY 7.16  IT IS THE POLICY OF THE CBJ TO CONSERVE KNOWN GRAVEL DEPOSITS AND TO 

PROTECT THEM FOR CONFLICTING LAND USES.  
 
Regarding the operation of gravel extraction sites, Development Guideline 7.16‐DG2 states: 
 

7.16 ‐ DG2 Companies that transport gravel and rock products should be required to 
travel  on  roads  with  adequate  heavy  load‐carrying  capacity.  Vehicles 
carrying  rock  and  gravel  are  required  to  cover  their  loads  so  that  the 
material remains in the vehicle and does not escape to break windshields 
or harm pedestrians or bicyclists. 

 
The parcel subject to this application has a  low  level of conflict with existing neighboring  land 
uses.  Benefits may even result for parcels lower downstream.  
 
While not  specified  in  the CBJ Codes  in  keeping with  the Comprehensive Plan Development 
Guideline 7.16 – DG2  (see Conformity with Adopted Plans  later  in  this  report),  the Planning 
Commission may wish  to  recommended  as  a  condition  of  approval  that  all  trucks  beds  be 
covered. 
 
 
Many  of  the  recommended  conditions  of  approval  developed  in  conjunction  with  other 
agencies,  in particular ADFG, mean  that any  impact  to  fish habitat  in  the active Lemon Creek 
channel is minimized with respect to still allowing gravel extraction to occur.  This is in keeping 
with Policy 7.2. 
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POLICY 7.2. TO PRESERVE AND PROTECT  FISH AND WILDLIFE HABITAT,  SCENIC CORRIDORS 

AND PUBLIC ACCESS TO THE WATER, AS WELL AS WATER‐DEPENDENT USES  IN 
PLANNING FOR USE OF COASTAL AREAS. 

 
Conditions  have  been  recommended  that  protect  Lemon  Creek  –  which  is  an  impaired 
waterbody –  from excess  sediment  and  turbidity  from  gravel extraction  activities.   This  is  in 
keeping with Policy 7.7.   
 
POLICY 7.7. TO PROTECT, MAINTAIN AND IMPROVE SURFACE WATER, GROUNDWATER AND 

MARINE WATER QUALITY IN ITS JURISDICTION SO THAT ALL WATERS ARE IN 
COMPLIANCE WITH FEDERAL AND STATE WATER QUALITY STANDARDS AND 
CONTINUE TO ALLOW AQUATIC LIFE TO THRIVE. 

 
While  there  are  conflicting  goals  in  goals  in  the  Comprehensive  Plan, which  supports  both 
gravel extraction and protection of  stream habitat,  the  recommended conditions of approval 
minimize the impact on habitat while allowing this valuable local resource to be utilized.    
 
 
FINDINGS 
 
CBJ  §49.15.330  (e)(1),  Review  of  Director's  Determinations,  states  that  the  Planning 
Commission shall review the Director's report to consider: 
 

1.  Whether the application is complete;  
2.  Whether the proposed use is appropriate according to the Table of Permissible Uses;  
  and, 
3.  Whether  the  development  as  proposed will  comply with  the  other  requirements  of  this 

chapter. 
 
The Commission  shall adopt  the Director's determination on  the  three  items above unless  it 
finds, by a preponderance of the evidence, that the Director's determination was in error, and 
states its reasoning for each finding with particularity. 
 
CBJ §49.15.330 (f), Commission Determinations, states that even if the Commission adopts the 
Director's determination, it may nonetheless deny or condition the permit if it concludes, based 
upon its own independent review of the information submitted at the public hearing, that the 
development will more probably than not: 
 

1.  Materially endanger the public health or safety; 
2.  Substantially decrease the value of or be out of harmony with property  in the neighboring 

area; or, 
3.  Not  be  in  general  conformity with  the  comprehensive  plan,  thoroughfare  plan,  or  other 
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officially adopted plans. 
 
Per CBJ §49.15.330 (e) & (f), Review of Director's & Commission’s Determinations, the Director 
makes the following findings on the proposed development: 
 
1.  Is the application for the requested conditional use permit complete? 
 

Yes.  Staff finds the application contains the information necessary to conduct full review of the 
proposed  operations.    The  application  submittal  by  the  applicant,  including  the  appropriate 
fees,  substantially  conforms  to  the  requirements  of  CBJ  Chapter  49.15.  Furthermore,  the 
application,  subsequent  discussions  and  conditions  requiring  yearly  mining  plans  meet  all 
relevant  requirements  of  CBJ  Code  49.65.210,  Contents  of  Sand  and  Gravel  application, 
including the following:   1) a graphic and  legal description of the property; 2‐4) a topographic 
map and cross section with finished contours; 5) ingress and egress points for trucks and other 
equipment;  6)  plan  with  buildings  and  structures;  7)  a  narrative  describing  the  relevant 
operational aspects  including a  site drainage plan, method of  securing  the area, methods  to 
minimize  noise  pollution  and  visual  blight,  hours  and  days  operation,  estimated  amount  of 
material  present  and  to  be  removed,  date  the  operation  will  be  completed,  schedule  for 
completion of  site  restoration, operating procedures  for particulates beyond  site boundaries, 
identification of geophysical hazards, and dates of establishment of the operation and history 
of land development. 
 
2.  Is the proposed use appropriate according to the Table of Permissible Uses? 
 

Yes.    The  requested  permit  is  appropriate  according  to  the  Table  of  Permissible Uses.    The 
permit is listed at CBJ §49.25.300, Section 14.500 for the Rural Reserve (RR) zoning district. 
 
3.  Will the proposed development comply with the other requirements of this chapter? 
 

Yes.   The proposed development complies with the other requirements of this chapter. Public 
notice of this project was provided in the April 15, 2016 and April 25, 2016 issues of the Juneau 
Empire's "Your Municipality" section, and a Notice of Public Hearing was mailed to all property 
owners within 500 feet of the subject parcel.  Moreover, a Public Notice Sign was posted on the 
subject parcel, visible from the public Right of Way. 

 
4.  Will the proposed development materially endanger the public health or safety? 
 
No.   Based on the above analysis and adherence to the recommended conditions of approval 
there is no evidence that there will be any harm to public health or safety.   
 
5.  Will the proposed development substantially decrease the value of or be out of harmony 

with property in the neighboring area? 
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No.   Based on  the  above  analysis  and with  adherence  to  the  recommended  conditions  of 
approval, there is no evidence that the proposal will decrease property values or that it out of 
harmony with the neighborhood.    

 
6.  Will  the  proposed  development  be  in  general  conformity  with  the  land  use  plan, 

thoroughfare plan, or other officially adopted plans?   
 
Yes.  The  impacts  of  the  development  are  in  keeping  with  those  expected  in  a  Resource 
Development  as  designated  by  the  Comprehensive  Plan.    As  described  above  analysis,  the 
proposal,  with  the  recommended  conditions,  is  consistent  with  the  Comprehensive  Plan.   
While  there  are  conflicting  goals  in  goals  in  the  Comprehensive  Plan, which  supports  both 
gravel extraction and protection of  stream habitat,  the  recommended conditions of approval 
minimize the impact on habitat.    
 
Per  CBJ  §49.70.900  (b)(3),  General  Provisions,  the  Director  makes  the  following  Juneau 
Coastal Management Program consistency determination: 
 
 
7.  Will the proposed development comply with the Juneau Coastal Management Program? 
 
Yes. As described in the previous analysis, the proposed development complies with the Juneau 
Coastal Management  Program  because  the mining method, with  recommended  conditions, 
minimizes  the  impact  on  the  active  channel,  replaces  large woody  debris  to  create  habitat, 
minimizes pollutants, and protects water quality.  
 
 
8. Would the mandatory condition listed in CBJ Code 49.65.235(1) serve no useful purpose?   
 
Yes. CBJ 49.65.235(1) states that a strip of land no less than 15 feet in width shall be retained at 
the  periphery  of  the  site  wherever  the  site  abuts  a  public  way.  The  Code  states  that  the 
commission  may  not  waive  or  modify  the  requirement  except  up  on  a  finding  that  the 
requirement would serve no useful purpose. The requirement would serve no useful purpose 
because the development is located in a streambed and because it does not abut a public way.  
However, CBJ Engineering has determined that a 15 foot buffer from adjacent property lines is 
appropriate.   
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RECOMMENDATION 
 
It is recommended that the Planning Commission adopt the Director's analysis and findings and 
APPROVE the requested Conditional Use permit.  The permit would allow extraction of gravels 
from the Lemon Creek stream bed in the areas shown in the application for a 10 year period.   
 
The approval is subject to the following conditions: 
 
Annual Grading Permit and Bank Protection – 
 
1. The  operator  shall  maintain  dry  channel  berms  required  by  ADFG  to  prevent  their 

breach. 
 

2. Prior to issuance of the first year’s grading permit and approval of the first year mining 
plan,  the  operator  shall  submit  a  bond  of  $30,000,  sufficient  to  perform  any  site 
remediation necessary to meet the conditions of this permit.   
 

3. Prior to issuance of the first year’s grading permit and approval of the first year mining 
plan, the operator shall submit evidence that the proposed activities under this permit 
would not invalidate use of the Upper Lemon Creek explosives storage as permitted by 
USE 2009‐00018. 
 

4. Each  year,  by  February  28th,  or  other  date  agreed  with  CDD  staff  which  takes  into 
account  the  applicant’s  seasonal mining  intentions,  the  applicant  shall  submit  a draft 
mining plan.   The plan shall be submitted to the CBJ Permit Center as a grading permit 
application.    This  is  to  enable  BBJ  and  other  external  agencies  to  understand more 
specific aspects of the  forthcoming operation that are not provided  in this Conditional 
Use  permit  application  although  some  of  the documentation may  be  repeated.    This 
plan will be reviewed by relevant CBJ departments and external agencies within 28 days 
of submission.   
 
The  mining  plan  shall  take  account  of  comments  received  regarding  the  annual 
inspection report. The mining plan shall be processed by the Engineering Department as 
an annual grading permit.  The plan shall include: 

a. Estimation of material to be removed 
b. Map of area to be worked (showing property lines and buffers) 
c. Map showing location of proposed screening and gravel wash activities, on‐

site  gravel  storage  locations,  culverts,  access  roads,  bridges,  bank 
stabilizations, berm details (including height, location, material composition 
and removal plan) stream relocations and other proposed features. 

d. Map  showing designated  site parking  location  for employees  and  visitors, 
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and location of access easement for adjacent parcels. 
e. Methods  for  protecting  Lemon  Creek  from  oil,  fuel  and  hydraulic  fluid 

(including  leaks  from  heavy  equipment)  –  This  should  include  the  project 
SWPPP documentation.     

f. Methods  for protecting Lemon Creek  from  sediment and  turbidity both at 
the  extraction  site,  and  to  Anka  Street  along  access  road.    This  should 
include the project SWPPP documentation. 

g. Proposed  inspection schedule by State of Alaska  licensed Engineer and /or 
professionally recognized Hydrologist as per Conditions 10 and 11.  

h. Copies of relevant permits from external agencies including, but not limited 
to, ADFG, ACOE, DNR and DEC. 

 
5. To  protect  interests  of  neighboring  property  owners,  prior  to  the  commencement  of 

mining,  the  applicant  shall  clearly  delineate,  in  the  field,  the  location  of  the  access 
easement to adjacent properties.  No work activities, except transportation of materials 
from the site and movement of vehicles/equipment, shall occur in the easement. 
 

6. For  the purposes of habitat protection requirements  in  the CBJ Land Use code, as per 
the  ADFG  permit,  the  top  of  excavation  slopes  shall  be  prohibited within  30’  of  any 
active stream channels (or as required by the valid ADFG permit). 
 

7. To protect  interests of neighboring property owners, the top of excavation slopes shall 
be prohibited 15 feet of the property lines.  Prior to the commencement of mining, the 
applicant shall verify property  line  location and physically delineate buffer distance  to 
the extraction area as required. 
 

8. For  the purposes of habitat protection requirements  in  the CBJ Land Use code, as per 
the  ADFG  permit,  prior  to  commencement  of  mining,  an  ADFG  biologist  should 
physically delineate the area allowed to be mined with respect to the valid ADFG permit. 
 

9. To  ensure  operations  are  consistent  with  the  approved  annual  mining  plan,  the 
applicant shall directly hire, or pay permit  inspection  fees  to provide  for  inspection of 
the mining  area  by  State  of  Alaska  licensed  Engineer  and/or  appropriately  licensed 
hydrologist.  
 

10. Periodic  inspections shall be made as determined by  the engineer and/or hydrologist, 
sufficient  to  monitor  the  operation  to  ensure  operations  are  consistent  with  the 
approved annual mining plan.    Such periodic  inspections  shall  include  visits during or 
after high water events. 
 

11. An  Inspection  report  by  a  State  of  Alaska  licensed  Engineer  and/or  professionally 
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recognized Hydrologist  shall be  submitted annually.   The  report  shall be  submitted  to 
the  Engineering  Department  and  to  the  Community  Development  Department  by 
November 31st each year, or a date agreed with CDD staff, in order for comments to be 
incorporated  into  the next annual mining  report.   The  Inspection  reports shall  include 
the following information: 

a. Volume of material removed 
b. Map of area worked showing required buffers from active stream channel, 

property boundaries and stream banks 
c. Verification of compliance with mining plan 
d. Report of bank destabilizations 
e. Results of sediment and turbidity monitoring 
f. Opinion  whether  bank/property  line  setbacks  are  adequately  protecting 

adjacent properties 
g. Bank protection/stabilization measures if merited 

 
12. The applicant/operator shall protect the structural integrity of existing stream banks and 

rip‐rap  banks.  A  no‐disturbance  zone  of  15  feet  horizontal  distance  from  the  toe  of 
adjacent  rip‐rap  and  banks  is  required  except  as  authorized  for  access  points.  (This 
condition  is  necessary  because  rip‐rap  boundaries  may  or  may  not  correlate  with 
property boundaries, as noted in the earlier requirement to mine 15 feet from property 
boundaries.)  
 

13. The  applicant  shall  protect  all  vegetated  slopes  outside  of  the  severance  zones  and 
maintain  a  similar  non‐disturbance  buffer  identified  in  Condition  12,  unless  a  site‐
specific engineering analysis indicates otherwise.  
 

14. All cut‐slopes on the creek bank shall be less than 2 horizontal to 1 vertical unless a site‐
specific engineering analysis proves  that a  steeper  slope protects adjacent properties. 
This measure shall be integrated into the annual grading permit. 
 

15. Excavated areas within  the creek bed  in Zone 2 must be clearly marked with warning 
signs to discourage users of Lemon Creek trail approaching the site.  
 

16. If  extraction  operations  cause  ponding  or  retained water  in  the  excavated  area,  the 
slope of the submerged working face shall not exceed a slope of 3:1 from the edge of 
the  usual  water  line  to  a  water  depth  of  seven  feet.  This  slope  ratio  may  not  be 
exceeded  during  extraction  operations  unless  casual  or  easy  access  to  the  site  is 
prevented by a  fence, natural barriers, or both.   This measure shall be  integrated  into 
the annual grading permit. 
  

17. Alterations  to  the  proposed  access  to  the  stream  will  require  approval  by  the 
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Community Development Department and the CBJ Engineering Department. 
 
Project Expiration and Dates and Times of Operation ‐ 
 
18. Gravel operations shall be permitted year round.  

 
19. Operating  hours  are  limited  to  7  am  to  7  pm  on weekdays  and  9  a.m.  to  7  p.m.  on 

Saturdays (except on State, Federal, or Local Holidays) unless otherwise authorized by a 
permit from the CBJ Building Official.  
 

20. The permit shall expire after 10 years. 
 

 
Truck Traffic and Street Maintenance ‐ 
 
21. Truck traffic from the development shall be routed only through the Anka Street/Glacier 

Highway intersection. 
 
22. To prevent water or  load spillage from trucks, prior to  leaving the applicants property, 

the transport truck bed, with the tailgate  locked, shall be raised for a period based on 
the project engineer’s visual assessment and approval. 
 

23. The  applicant  shall  inspect  the  traveled  route  for  escaped material  from  the  haul  a 
minimum of once daily on any day material is hauled from the site.  
 

24. The applicant shall sweep and clean Anka Street at the end of each day if any water or 
material has escaped, or if a major spill occurs. 
 

25. The  applicant  shall  immediately  respond  to  any  reasonable  clean‐up  and mitigation 
requests during the from the project engineer, CBJ or ADOT. 
 

 
Habitat Protection ‐ 

 
26. No sediment migration from the trucks or ramps shall be allowed in the waterway.  Best 

Management Practices to control sediment shall be employed and documented  in the 
SWPPP. 

 
27. A suitably sized spill response kit shall be present on site during operations. 

 
28. The  applicant  shall  place  any  large  woody  debris  encountered  during  excavation 

activities at the surface of the floodplain, upstream or adjacent to the excavation area to 
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encourage gravel bar formation and/or side channel creation. The woody material shall 
be partially buried to anchor the material during high flows.  
 

29. There shall be no on‐site fueling or equipment maintenance performed within 100 feet 
of the creek banks. This includes fueling or maintenance of portable equipment such as 
generators and pumps.  
 

30. There  shall be no on‐site  storage of  fuel or other  chemicals 100  feet of  the Ordinary 
High Water Mark (as defined by the CBJ Land Use Code). 
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PROPOSAL: A Conditional Use Permit to extract extract/mine gravel from patent lands in Hidden Valley, Lemon Creek. 

 

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 week 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 Tim Felstead at Tim.Felstead@juneau.org or 586-0466. 

 

Planning Commission Agendas, Staff Reports and Meeting Results can be viewed at 
http://www.juneau.org/assembly/novus.php 

  
 

     Date notice was printed: March 25, 2016 

File No: USE2016 0004  Applicant:              SECON, Inc.   

To:  Adjacent Property Owners  Property PCN: 3-M00-0-LEM-CRK-2 

Hearing Date: April 26, 2016  Owner: SECON, Inc. 

Hearing Time: 7:00 PM  Size: 113.29 Acres 

Place: Assembly Chambers  Zoned:                    RR - Rural Reserve 

 Municipal Building  Site Address: End of Anka Drive 

 155 South Seward Street  Accessed Via: Anka Drive 

 Juneau, Alaska 99801    
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MEMORANDUM State of Alaska 
 Department of Fish and Game 

 Division of Habitat 
 

 

 TO: Jackie Timothy DATE: September 16, 2015 

        Southeast Regional Supervisor 

   FILE NO: FH13-I-0057 
 

   SUBJECT: Hidden Valley gravel  

    mine trip report  

    September 9, 2015 

 FROM: Greg Albrecht 

  Habitat Biologist PHONE NO: (907) 465-6384 

      

 

On September 9
th

 I visited Lemon Creek (ADFG Steam no. 111-40-10100; cataloged for chum 

and coho salmon and Dolly Varden char) adjacent to the SECON owned rock quarry where they 

plan to extract gravel on two bars (Figure 1). Mike Short (SECON) described their intent to 

begin at the downstream end of the lower bar and remove 10 to 50,000 cubic yards of material 

annually, depending on demand. In 2013, Habitat Division issued fish habitat permit FH13-I-

0057 for the activity, but work did not occur and the authorization has expired.  

 

I observed the lower gravel bar to be partially vegetated with alder, birch, and spruce trees. The 

bar is 1300 ft long by 200–450 ft wide, a 7.5 acre area (Figure 1). On my visit, gravel bar banks 

varied from 0–8 ft above the main channel (Figure 2). Water was springing up in a high flow 

channel about 200 ft from the downstream end of the bar and I encountered a 40 ft long isolated 

pond in an alder grove at the upstream end (Figures 3–6).  

 

SECON does not intend to access the upstream gravel bar any time soon as the annual demand of 

material can be mined from the lower bar. Mining will occur during low water when the ground 

is not frozen. Temporary berms upstream in dry channels will protect the area in the event of 

rapid flow rise (Figure 6). 

 

Mike and I agreed that a mine site at the downstream end of the bar in the dry channel could 

capture bed load during high flow and allow for repeat mining. The excavation would be 

connected to the main stem and possibly provide habitat for rearing fish. I will reissue FH13-I-

0057 for mine operation and work with SECON to stake the mine location prior to extraction and 

monitor channel changes and fish use after. 
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Hidden Valley gravel mine TR 2 September 16, 2015 

 
     Figure 1.–Area map. 

 



Hidden Valley gravel mine TR 3 September 16, 2015 

 
Figure 2.–Looking upstream with the gravel at left. 

 
Figure 3.–Looking downstream from the lower end of the bar where flow emerged in  

a gravel bar channel. 

 

 
Figure 4.–Looking upstream at the location where flow emerges in the channel. 



Hidden Valley gravel mine TR 4 September 16, 2015 

 
Figure 5.–Area map showing possible outline of 1.5 acre mine site (orange), flow emerging  

in the dry channel (blue dashed), and potential temporary berm sites (red). 



Hidden Valley gravel mine TR 5 September 16, 2015 

  

 
Figure 6.–Disconnected pond with no fish visible. 

Email cc:   

 Al Ott, ADF&G Habitat, Fairbanks  

 ADF&G Habitat Staff, Douglas 

 Dan Teske, ADF&G/SF, Juneau 

 Dave Harris, ADF&G/CF, Juneau 

 Stephanie Sell, ADF&G/WC, Juneau 

 Cindy Hartmann Moore, NMFS, Juneau 

 Steve Brockmann, USFWS, Juneau 

 Linda Speerstra, USACE, Sitka 

 Teri Camery, CBJ, Juneau 

 Michael Short, SECON, Juneau 



MEMORANDUM     
CITY/BOROUGH OF JUNEAU 
 155 South Seward Street, Juneau, Alaska  99801 
 
TO:  Tim Felstead,   CDD           DATE:  April 7, 2016 
 
FROM: Ron King, General Engineering   RD King    FILE:  USE2016-04 
            GRAVEL EXTRACTION 
     HIDDEN VALLEY, LEMON CRK 
      
Gravel extraction from Lemon Creek and the established CBJ gravel pits have been conducted for many 
years.  During season there are multiple trips through Anka St to Glacier Highway by contractors 
purchasing materials from CBJ along with Secon and their subcontractors.   
 
The new gravel source will not necessarily increase or decrease traffic to Anka St.; merely increase the 
travel time. It is anticipated that the Borough’s yearly requirement for gravels will not increase past the 
point that the number of additional trips will negatively impact Anka St. 
 
There will be a need to provide protection from the potentially wet material running into existing 
drainages along the route including Lemon Creek.  Protection can be achieved by use of BMP’s in those 
areas susceptible to water draining from trucks hauling wet materials.   
 
The BMPs and protection of drainage along the route shall be a requirement of the SWPPP. 
 
Secon and the CBJ Resource Manager have a program in place for Anka St that requires sweeping and 
cleaning during times that contractors are hauling.  I would recommend CBJ condition the permit to 
continue the existing requirements for street cleaning. 
 
If you have additional questions please let me know. 
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From: Ron King
To: Rob Steedle; Beth McKibben; Robert Palmer
Cc: Tim Felstead
Subject: Guarantee for quarry permit Hidden Valley
Date: Monday, April 11, 2016 2:59:45 PM
Attachments: image001.png

Tim and I were discussing an amount of a performance bond for Hidden Valley Quarry Permit.  There will not be any
required site restoration, mother nature will fill in the excavated areas.  The project is ongoing and the only date will be
the expiration of the permit.  Finally there is no other required work.
 
If required, the bond amount for this project should be minimal and I would suggest using the same amount or less as
required for the lower reach. 
 
I do not remember calculating an amount for this bond???

49.65.240 - Guarantee. No permit granted under this article shall become effective until there has been filed with the City and Borough
a performance bond or other guarantee such as a cash deposit, royalty deposit, a primary security interest in real property or transfer of
real property to the City and Borough, or other instrument approved as to form and type by the city attorney in an amount determined by
the engineering department to be adequate to cover the cost of site restoration, completion of the project, and the performance of other
required work. The amount of the guarantee shall be increased from time to time as determined by the engineering department to take
into account inflation. A permit shall terminate if the permittee fails, within 90 days of permit issuance, to provide the guarantee required
by this section or fails, within 30 days of notice thereof, to provide the increased coverage required by the engineering department. For
good cause shown, the manager or the manager's designee may extend the 90-day period. The amount of a guarantee may be reduced to
the extent the engineering department determines permit conditions have been performed.

 
 

  Ron King PLS
General Engineering
     907-586-0881
 

mailto:/O=CBJ/OU=FIRST ADMINISTRATIVE GROUP/CN=RECIPIENTS/CN=RON_KING
mailto:Rob.Steedle@juneau.org
mailto:Beth.McKibben@juneau.org
mailto:Robert.Palmer@juneau.org
mailto:Tim.Felstead@juneau.org
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From: Alan Steffert
To: Tim Felstead
Subject: RE: USE20160004: Gravel Extraction in patent lands in Hidden Valley, Lemon Creek
Date: Monday, April 11, 2016 12:33:01 PM
Attachments: image002.png

 
 

From: Tim Felstead 
Sent: Thursday, April 07, 2016 9:26 AM
To: Alan Steffert
Subject: RE: USE20160004: Gravel Extraction in patent lands in Hidden Valley, Lemon Creek
 
Thanks for replying Alan,
 
I needed a little more than that to satisfy the requirement for a report from Engineering on the proposal – but probably not much
more.
 
If you can reply to my questions below I can incorporate it into a document for you.  Just answer in a different colour text or italics if
you can
 
I was reading the Interfluve report and the suggestion for Hidden Valley was for the toes of the banks to be hardened with rip rap to
prevent further erosion at the edge of the existing flood plain.  It didn’t mention the use of mining of the stream bed to capture
material being brought from further upstream. 
 
Are you happy with the engineering science that the mined areas will refill and capture sediment that would otherwise be
transported downstream to the problematic urbanized area?
 
Can you also provide a some comment on the following aspects of the proposal – it maybe that it is a ‘NA’ response.
 
Any impacts the extraction will have on:
 
The haul road leading to the SECON lot – is it able to handle additional traffic?  Yes Do the existing easement agreements allow CBJ
to require repairs to be made to the stretch on CBJ land if there are problems? CBJ and SECON share maintenance responsibility for
the Haul Road
 
The water table – They will be extracting at or beneath the level of the water table so I’m not sure if there could be any impact. All
will be contained in-stream (bed)
 
Water quality in Lemon Creek – I note Lemon Creek is identified as having issues with turbidity and high sediment loads.  SECON
have proposed a monitoring regime comparing water samples above and below the extraction site.  Is this method sufficient?  Yes
Any thoughts on spill of fuel/oils into the water. Clean up spills and leaks per ADEC SECON have said there will be no refueling of
vehicles when they are in the stream bed. Good idea  Is this sufficient or do they need additional plans in place? Clean up spills and
leaks per ADEC, probably good idea to have spill kit on-hand, including absorbent booms. Ask DEC what they require?
 
Drainage around the site – I’m thinking this is not applicable given it is in the creek bed and not in uplands true
 
Properties within the area of influence of the extraction – It seems from your comment below, the extraction is only going to help
properties downstream in terms of channel infill and flood risk. Correct
 
I’ll ask Ron to comment on impacts on City Roads especially extra traffic on Anka St and potential for spill of gravels and water from
trucks when they hit public roads.  SECON anticipate the gravels extracted in the first year will be quite dirty interms of small woody
debris that will need washing on site.  To reduce the potential of water/sediment spilling on to roads, do you think a condition that
requires extracted gravels to sit for a ‘X’ number of days before they are transported from the site is reasonable, or is it unnecessary?
Water from gravels will drain as it is loaded and transported up the hill from the extraction site.
 
Amount or volume of material extracted should be at sole discretion of the property owner and applicable regulatory agencies (ADEC,
ADF&G?)
 
I’m up against a bit of deadline on my staff report on this proposal so any quick comments would be fantastic.
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Attachment F - Email from CBJ Engineering regarding proposal  



Appreciate the help
 
Thanks
 
Tim
 
 
 
recommendations relating to the effect the proposed extraction and expected traffic will have upon the streets and other
improvements of the City and Borough, whether such streets and improvements are existing or projected; the water table, water
quality, and drainage; and all properties within the area of influence of the proposed operation.
 

From: Alan Steffert 
Sent: Wednesday, March 23, 2016 2:23 PM
To: Tim Felstead
Subject: RE: USE20160004: Gravel Extraction in patent lands in Hidden Valley, Lemon Creek
 
Tim,
The streambed adjacent to the CBJ scale at the end of Anka Street has been filling in and rising relative to the riprap banks. Anything
that can be done to slow the erosion and transport of bed load from the upper reaches of Lemon Creek  should be encouraged. For
that reason alone Secon’s plan has my full support.
Alan
 
 
 

From: Tim Felstead 
Sent: Tuesday, March 08, 2016 1:39 PM
To: Dan Bleidorn; Greg Chaney; Rachel Friedlander; Kirk Duncan; Brent Fischer; 'Cole, Lee V (DNR)'; Ed Foster; Heidemann Marie - State
(marie.heidemann@alaska.gov); Ron King; 'jackie.timothy@alaska.gov'; 'greg.albrecht@alaska.gov'; Alan Steffert; Dan Jager; Sven
Pearson; 'neil_stichert@fws.gov'; Ed Grossman (egrossman@fs.fed.us); 'randal.p.vigil@usace.army.mil'; 'gretchen.pikul@alaska.gov'
Cc: Teri Camery
Subject: USE20160004: Gravel Extraction in patent lands in Hidden Valley, Lemon Creek
 
Dear all
 
Please find attached an application for a gravel extraction operation by SECON in the Hidden Valley area of Lemon Creek, Juneau. 
You have been included in this email because of your Agency’s jurisdiction over certain aspects of the site, are responsible for
adjacent lands and trails, or could be generally impacted by the proposal. 
 
If you feel somebody else in your organization should be made aware of this application please forward it on to them.
 
Aerial photos showing the location of the SECON parcel and the location of three specific extraction sites are included below.
 
I would be grateful for any comments by March 17, 2016.
 
Please do not hesitate to contact me if you have any concerns or further questions.
 
Best regards
 
Tim
 

mailto:marie.heidemann@alaska.gov
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Tim Felstead
Community Planner
Community Development Department
City and Borough of Juneau
155 S. Seward
Juneau, AK 99801
 
Tel: (907) 586 0466
http://www.juneau.org/cddftp/
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Attachment G - Extract from CBJ report on Lemon Creek by Interfluve showing location of applicant gravel extraction permits
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Attachment H - Notice of Decision USE2012-0019 - Anka St
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