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1.1 APPLICATION CONTEXT 

The Juniper West plan area represents a portion of one of the areas currently 
designated in the Official Community Plan as a Special Development Area.  
The Special Development Area designation is intended to provide direction 
on future growth areas and requires a comprehensive planning review prior 
to the establishment of specific land use and zoning designations.  The intent 
of this report is to provide the background research and analysis supporting 
new land use and zoning designations for the next phases of development in 
the Juniper West neighbourhood. 

Map 1 outlines the Juniper West Special Development Area (SDA) as 
designated in the Official Community Plan, and highlights the portion of the 
SDA that is proposed for redesignation.  The subject property crosses four 
legal properties.  Three of these parcels are within the Special Development 
Area.  The fourth parcel, Rem. Lot C, KAP 49146 is technically not part of 
the Special Development Area but is included within this document as part 
of the planned neighbourhood expansion. 

Legal Descriptions: 

1. The Southeast ¼ of Section 3, Township 20, Range 17, KDYD 
except Plans B5102 and 23208, PID 014-188-546. 

2. The Northeast ¼ of Section 34, Township 19, Range 17, KDYD 
except plans KAP 44287, KAP 48130, KAP 50749, and 
KAP 58287, PID 014-384-698. 

3. The Northwest ¼ of Section 34, Township 19, Range 17, KDYD 
Except Plan 35114, PID 014-384-663 

4. Lot C, Sec. 35, Twp. 19, Range 17, KDYD, Plan 49146, Except 
Plans KAP 54628, KAP 58665, and KAP 66117, PID 018-137-
024. 
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Existing Conditions: 

 Official Community Plan Designation – Special Development Area 

 Zoning Designation – Future Development 

 Land Use –Vacant with some pre-planned infrastructure (e.g. water 
reservoir, Coldwater Road extension) and gas utility right of way. 

 Surrounding Land Use –  
East:  Juniper Residential Neighbourhood  
West:  Future Development Area (Tercon Services Ltd.) and Crown 
Land 
North & South:  Crown land 

1.2 HISTORY 

The original Juniper development site (approximately 425 ha) was formerly 
part of the grazing lands for the Cordonier Ranch.  When the Cordonier 
ranching operations were discontinued in the Kamloops area these lands 
were identified to accommodate a growing urban population. 

Planning for the Juniper neighbourhood was launched with the submission of 
the Juniper Lands Master Plan to the Town of Valleyview in 1972.  The first 
subdivision plan was registered in 1974.  The Master Plan articulated a 
vision for a comprehensively planned neighbourhood supporting a mixture 
of commercial, institutional and residential land uses.  The original phasing 
plan is reproduced as Figure 1.1 and consistent with this plan, development 
started with construction of Phase 1 east of Highland Road.   

The original phases were targeted to the single family residential market and 
the area has continued with a low density residential focus.  The only 
commercial property is a site designated for a small neighbourhood 
commercial development at the Highland Road/Qu’Appelle Drive 
intersection. 
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Figure 1.1:  Juniper Lands Master Plan, 1972 
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In 2001, Statistics Canada reported the following statistics for the Juniper 
area: 

 Juniper Housing Stock, 2001 Statistics Canada 

  Households  627 
  Single Family Units 552  88% 
  Multifamily Units   38    6% 
  Duplex     38    6% 
  Mobile Home      0% 

The 2001 statistics generally describe the Neighbourhood that has developed 
in Phases 1 and 3 of the original Master Plan (Figure 1.1).  Phases 2 and 4 
cover the area that is the subject of the current planning exercise.  Phase 5 is 
currently unplanned, while Phase 6 is designated as Park and Phase 7 is a 
private residence. 

In the 1972 Master Plan, the projected density at build-out of the entire plan 
area was 4800 households in a mixture of residential development formats.  
In retrospect these projections were overly optimistic and the neighbourhood 
is more likely to ultimately contain between 1500 and 2000 units.  This 
significant reduction is attributable to a number of factors. 

 the original plan proposed many multifamily units on areas of 
steep slopes on the periphery of the neighbourhood.  Most of 
these areas have proven to be unsuitable for development and are 
now parkland or private holdings. 

 the development market has not generally supported a strong 
market for multifamily projects.  A project in the 1990’s for 
example, resulted in bankruptcy. 

 some of the original Juniper lands have been sold as private land 
parcels. 

 Phases 3-5 cover more difficult terrain and lower densities have 
been used to ensure that development is sensitive to hillside 
conditions. 
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The Juniper neighbourhood has developed as a satellite residential area 
where homes are nestled into relatively small residential enclaves and 
surrounded by natural open space.  This format, together with the spectacular 
views of the Thompson River valleys contributes to a growing and highly 
desired neighbourhood. 

Historically, the Juniper neighbourhood has attracted households that have 
higher income levels than the Kamloops average.  The recent addition of the 
Benchlands subdivision, and an associated marketing campaign to attract 
high income households, is expected to widen the income gap. 

The City of Kamloops Official Community Plan has consistently recognized 
the subject lands as a future residential growth area.  Development of these 
lands is also encouraged as a short-term objective because the westward 
expansion of the Juniper neighbourhood will ultimately accomplish the goal 
of providing a second access to the Juniper neighbourhood. 

1.3 PLANNING PROGRAM 

The sequence of events in the planning program for the next phases in the 
Juniper West Plan are outlined in Figure 1.2.  The goal of this document is to 
provide the necessary background information to support this program.  
Public consultation will be required both formally as part of the development 
approval process and informally to raise awareness in the community of 
future development plans.  The proposed timing is necessary to ensure that 
Juniper West is marketing new development opportunities in spring 2008. 
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Figure 1.2:  Planning Program 
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2.1 SLOPE CONDITIONS 

Map 2, Slope Conditions, indicates that the subject property is part of a 
relatively level (east/west) bench that is bounded by steep slopes (>30%) to 
the north and south.  The bench rises approximately 180m (600 feet) above 
the Valleyview neighbourhood and is separated from Valleyview by a lower 
undeveloped bench, known as the Silt Bluffs. 

The subject property is also interrupted by a number of steeply incised 
gullies as shown on Map 2.  Most of these gullies remain dry except during 
peak storm events. 

Planning within the project area strives to avoid land with steep slopes and 
the incised gullies.  Most of these areas are to remain as Open Space.  The 
resulting open space areas will be integrated into the overall development to 
enhance the aesthetic value of the natural setting. 

2.2 VEGETATION 

The subject property is located in the arid interior grasslands with areas of 
the ponderosa-benchgrass regime as well as areas of mixed forest (ponderosa 
pine and douglas fir).  The forest cover is shown on Map 3 based on an 
inventory conducted by Bruce Morrow Forest Consulting Ltd. in May 2007.  
As part of this research forest health was also assessed.   

The Douglas fir areas were generally found to be healthy.  Over 90% of the 
ponderosa pine forest was found to have been killed by pine beetles.  The 
pine mortality is expected to approach 100% after the 2007 beetle flights.  
The healthy douglas fir trees dominate the higher elevation, steeper, 
northerly aspect of the southern edge of the plan area.  Planning in the fir 
forest areas aims to protect and respect the unique natural beauty of the 
remaining tree stands.   
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2.3 WILDLIFE 

Juniper is a relatively isolated neighbourhood bounded by significant 
undeveloped or agricultural areas.  These neighbouring lands are home to 
wildlife (e.g. coyote, bears, deer) that often migrates through the existing 
residential areas.  The retention of gullies, steep slopes, and the remaining 
mature forests as natural areas will provide needed open space and travel 
corridors for the area’s wildlife.  Existing education programs (e.g. Bear 
Aware) will need to be ongoing to improve awareness of the need for Juniper 
residents to follow practices that are sensitive to wildlife interface conditions. 

2.4 SOILS 

Map 4 identifies the soil types located within the subject area.  It is evident 
from Map 4 that the soil conditions persist in an east/west fashion and are 
consistent with conditions supporting existing development in both the 
Juniper and Rose Hill neighbourhoods.  More detailed site evaluations will 
be conducted at the subdivision stage and will identify any local anomalies 
requiring specific attention prior to development approvals.  The 
characteristics of the soil types located within the project area are 
summarized as follows: 

Map 4:  Juniper West Soil Unit Descriptions 
Source:  “Deglacation Studies in Kamloops Region, An Area of Moderate Relief,” B.C., by 
R.J. Fulton, Geological Survey of Canadian Bulletin 145, 1967. 

Unit 1 consists of uniformly graded micaceous silt which was 
deposited in glacial Lake Thompson.  The silt deposit is horizontally 
bedded, and contains occasional 10 – 15 cm thick strata of loam clay.  
Occasional strata of fine uniform silty sand up to 15 cm thick also 
occur within the silt deposit.  Individual strata of silt are commonly 
separated by seams of fine, uniform, micaceous sand, 1 mm or less in 
thickness. 

The horizontal stratification within the silt deposit divides the soil 
mass into a series of horizontal joints.  The vertical spacing between 
this system of joints is commonly 2.5 – 30 cm although occasionally, 
the vertical spacing is greater than 30 cm.  In addition to the system 
of horizontal joints, the soil mass is intersected by systems of well-
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developed cross joints which dip approximately perpendicular to the 
bedding.  Thus, the joint system divides the soil mass into a series of 
prismatic blocks. 

Unit 2 located along the southern boundary of Unit 1 consists of a 
series of rounded rock knolls aligned approximately in the east-west 
direction.  These knolls are composed of sheared, faulted, and 
fractured argillite bedrock of Permian Age.  Near the centres of the 
areas designated as Unit 3, bedrock is exposed at ground surface.  
Near the boundaries of the unit, the bedrock may be masked by up to 
3.5 m of dense glacial till. 

Unit 3 comprises the south valley of the South Thompson River.  The 
materials within this unit consist of bedrock similar to that exposed 
within Unit 2.  Near the southern limit of the area, the bedrock is 
masked by glacial till composed of scattered sand and gravel in a 
dense silt matrix.  At higher elevations and on steep portions of the 
slope, the bedrock is exposed at ground surface. 

Unit 4 occupies an east-west tending swale in the bedrock surface 
between the southern limit of Unit 2, and the northern limit of Unit 3.  
The materials comprising Unit 4 consist predominantly of silty sand 
and gravel.  In part, the sand and gravel consists of alluvial material 
deposited by minor streams which drain from Unit 3.  The remainder 
of the sand and gravel within Unit 4 appears to have been deposited 
by glacial melt waters which drained into Lake Thompson.  The 
granular sediments of Unit 4 are probably underlain by dense till 
which in turn is underlain by bedrock. 

Unit 5 consists of sand and gravel deposited at one of the locations 
where glacial melt water flowing along the southern margin of the 
retreating glacial ice emptied into glacial Lake Thompson. 
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2.5 WILDFIRE INTERFACE 

The City of Kamloops has identified high risk and moderate risk interface 
conditions adjoining the Juniper neighbourhood.  The proposed development 
will contribute to a lowering of this risk as a result of removal of dead plant 
material (beetle kill) in ponderosa pine forests and the extension of municipal 
water servicing and fire protection services into formerly unserviced areas. 

Wildfire interface conditions will also to be addressed through subsequent 
approval processes (e.g. subdivision approval) with the possible 
implementation of FireSmart guidelines. 

2.6 SOLAR ASPECT 

The 1972 Master Plan for the Juniper neighbourhood recognized that 
portions of the development would have limited direct sun during winter 
months.  This information is represented in Map 5 and demonstrates that the 
subject area offers prime locations where development will receive sun all 
day in all seasons. 
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3.1 SCHOOLS 

The Juniper neighbourhood currently contains the Juniper Ridge Elementary 
School that projects a 2007/08 school population of 331 students.  Student 
population in the area has been declining since 1997 when enrolment reached 
a high of over 425 students.  A declining school population is part of a larger 
regional trend that reports capacity for an additional 1200 students in the 
School District.  Given these trends the School District strategies for 
handling new student population in growing neighbourhoods, are as follows: 

1. Use vacant space at existing school:  There is capacity for 
43 more students at Juniper Ridge Elementary with the existing 
configuration of teachers.  Two empty classrooms could also be 
staffed. 

2. Add new space at existing schools:  Portables have been 
successfully used at Juniper Ridge Elementary to accommodate 
peak student enrolments and can be added again to the site should 
enrolments require more space. 

3. Bus to neighbouring schools:  There is vacant space and declining 
enrolment at both neighbourhood schools – Ralph Bell and 
Marion Schilling Elementary schools.  
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There is also capacity for more students at the existing neighbourhood 
secondary school (Valleyview Secondary) and future population projections 
for the neighbourhood make it unlikely that a new secondary school would 
be warranted. 

3.2 PARKS 

The Juniper neighbourhood currently contains neighbourhood park facilities 
at both the Juniper Ridge Elementary School and Juniper Park.  Juniper Park 
also functions as a city-wide park through its connection to the Bike Ranch 
and the Valleyview arena.  The Juniper area also benefits from having a large 
upland area designated as parkland and surrounding undeveloped open space 
that has been freely accessed for recreational use.  Within this area the City’s 
priority for parkland is for trail networks.  

 

3.3 TRAILS 

A community interest in the formulization of a trail network was documented 
during a public consultation process for the Juniper/Rose Hill 
Neighbourhood Plan, Background Report (1999).  The issue expressed 
through the background research was that the silt bluffs should be kept as 
undeveloped natural open space and there should be natural “wildland” trails 
through these areas, generally recognizing existing routes.   

Since 1999 the use of undesignated trails in Juniper has accelerated, 
primarily resulting from a growing interest in mountain biking.  Kamloops is 
recognized as a premiere location for mountain biking and the Juniper area 
has provided some of the most interesting and challenging terrain.  The 
construction of the Bike Ranch reflects the City’s efforts to respond to this 
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growing demand.  The Bike Ranch has dealt with some of the demand for 
mountain bike facilities but has not contained use.  There is ongoing trespass 
of bike trails on private lands, particularly in a south/north direction through 
the dry gullies. There is also considerable recreation activity through this 
area in an east/west direction along the gas pipeline right of way.  

3.4 PROTECTIVE SERVICES 

The City of Kamloops Fire Department Strategic Plan update identifies as 
City-wide priorities the need for new facilities in the Aberdeen area and 
improved services (staffing) at the Dallas fire hall.  Fire hall facilities are not 
contemplated for the Juniper area in the short or long term. 

Police call outs to the Juniper neighbourhood are low compared to other 
areas of the City.  Police services will continue to be maintained in 
accordance with the growing and changing needs of the community.   

The Juniper neighbourhood meets desired response times for the provision of 
protective services although services would benefit from improved road 
network linkages.  The following planned changes to the road network will 
ultimately improve the delivery of protective services as follows: 

 extension of Juniper roads (Qu’Appelle Boulevard and Coldwater 
Drive) through to Rose Hill will provide access/egress 
alternatives to both neighbourhoods. 

 the development of a new Trans Canada Highway bypass will add 
access/egress options, including opportunity to service Juniper 
from the Dallas fire hall. 

 the widening of Highland Road will improve service delivery to 
the Juniper neighbourhood. 



3  EXISTING COMMUNITY SERVICES
 

 
JUNIPER WEST PLAN   PAGE 19 

3.5 SUMMARY 

The Juniper neighbourhood has sufficient community services to meet 
existing and proposed development scenarios.  The main community facility 
that will be added to the neighbourhood with the proposed development is an 
expanded and dedicated trail system.   

It is also significant that completion of the road network will ultimately 
improve access to all community services for all residents in both the Juniper 
and Rose Hill neighbourhoods. 
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4.1 INTRODUCTION 

The Juniper West land use and phasing plan is presented on Map 6.  The land 
use concept provides for an extension of the existing residential 
neighbourhood with enclaves of residential development surrounded by areas 
of natural open space.  Table 4.1 provides a breakdown of the land uses 
proposed for subject area. 

Table 4.1:  Land Use 

 

 

 

 

 

 

The subject area is approximately 100 ha in total size and 44% of this land is 
proposed for single family residential use, 31% is retained as Open Space 
and 13% is required for roads. 

Table 4.2 summarizes projected development densities for the development 
phases.  Table 4.3 provides a breakdown of land uses and units and projects 
the timing of development phases. 

Land Use Future Area %
Zoning (ha) of Area

Single Family RS-1 43.7 43.5%
Multi-family RC-1/RS-4 4.0 4.0%
Multi-family RM-1 6.1 6.1%

Park (Linear Trail) P-1 1.6 1.5%
Public Use P-4 0.3 0.3%
sub-total 55.6

Open Space OS 31.4 31.3%
Roads 13.3 13.2%

Total Area 100.3 100.0%
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Table 4.2:  Density Projections 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Phase Land Use Area (ha) Units Density
upha

I Single Family 14.0 50 3.6
Public 0.3

II Single Family 6.0 58 9.7
Multi-family 0.9 10 11.5

Park/Trail 0.9

III Single Family 12.1 110 9.1

IV Single Family 1.3 22 16.3
Multi-family 1.7 45 25.9
Multi-family 2.8 93 33.2

V Single Family 6.4 87 13.6
Multi-family 1.4 33 24.0
Multi-family 1.8 61 33.2

0.6

VI Single Family 3.8 35 9.3
Multi-family 1.4 48 33.2
Single Family 1.7 (20)

All Open Space 31.4
Roads 13.3

Total 100.3 651
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Table 4.3:  Development Phasing 

 

 

 

 

 

 

Phase Zoning Designation Land Use Area (ha)
Single Multi- Estimated 
Family Family Timing

I RS-1 Single Family 14.0 50 2008/09
P-4 Public 0.3

II RS-1 Single Family 6.0 58 2009/10
RC-1 Multi-family 0.9 10

PARK (linear trail) Park/Trail 0.9

III RS-1 Single Family 12.1 110 2010/13

IV RS-1 Single Family 1.3 22 2013/15
RC-1/RS-4 Multi-family 1.7 45

RM-1 Multi-family 2.8 93

V RS-1 Single Family 6.4 87 2013/15
RC-1/RS-4 Multi-family 1.4 33

RM-1 Multi-family 1.8 61
PARK (linear trail) 0.6

VI RS-1 Single Family 3.8 35 > 2015
RM-1 Multi-family 1.4 48

RS-1 (Crown Land) Single Family 1.7 (20)

All OS Open Space 31.4
Roads 13.3

Total 100.3 362 288
Percent 56% 44%

Total Units

Number of Units

650 Units
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4.2 RESIDENTIAL – SINGLE FAMILY 

The largest amount of land area and the greatest number of residential units 
(56% of total units) will be in a traditional single family format consistent 
with the existing land use pattern in the Juniper neighbourhood. 

Phases I and III will contain only standard single family lots.  This format is 
best suited for the relatively steep terrain and will require the least 
disturbance to the natural slope conditions.  As well, the clustered, cul-de-sac 
format will allow future development to be sensitively positioned within the 
native fir forest cover and to capture the expansive views of the valley.  
Phase II will also contain standard single family residential lots that will be 
accessed through an existing residential street.  Lower densities will 
minimize impacts on the existing residential neighbourhood.  Phase II, and 
by extension Phase V are bordered to the south by open space and to the 
north by the (pipeline) linear park.  Access to these open spaces will be 
incorporated into the subdivision design.  Phase V will also include parcels 
designated for multi-family use adjacent to Qu’Appelle Boulevard. 

Phase IV and VI provide a limited number of single family residential units, 
either bordering the (pipeline) linear park or near the edge of the bluff where 
there are spectacular views of the valley. 

4.3 RESIDENTIAL – MULTIFAMILY 

The land use plan provides for an estimated 44% of the proposed units to be 
constructed as multifamily units.  These units will be in compact 
developments, making efficient use of the land and services. Most of the 
multi-family development is concentrated into Phases IV, V or VI.  The 
areas selected for multifamily use are ideally suited to this type of 
development for the following reasons: 

 provides opportunities to create the large level sites that are 
generally required for multifamily projects. 

 most of the existing forest cover has been or will be removed due 
to beetle kill; therefore, sites can be regraded to accommodate 
denser developments without significant impact to the 
environment. 
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 provides convenient access to main elements of the road network 
(Qu’Appelle Boulevard). 

 located in close proximity to existing services (parks, trails, bus 
routes, schools, commercial site). 

 maximizes development opportunities in locations with the best 
solar aspect (i.e. sun all day). 

The proposed multifamily developments will be constructed in two formats – 
compact housing and townhouse sites.  The land use plan provides for 
several townhouse sites that will be developed as traditional multifamily 
projects on a single parcel.  The land use plan also provides for multifamily 
projects in the form of small compact housing developments.  A mixture of 
attached and detached units will be oriented to the streets with porches, stairs 
and decks in front yards.  This orientation of buildings is intended to create 
active, people places along a pedestrian corridor and reduces the dominance 
of the traditional grassed front yard and driveway.  Images are provided to 
illustrate the proposed types of multifamily development. 

 

 

 

 

 

Multifamily Residential – Compact Housing Examples 
 

Compact Housing Example 
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Compact housing character: 

 mixture of detached and attached units 

 strong orientation to the streetscape in the front yard 

 2 – 3 storey buildings 

 rear lane access for vehicles 

 bare land strata or compact fee simple lots 

 

 

 

 

 

Townhouse character: 

 strata development on single large parcel 

 common areas for parking and landscaping 

 2 – 3 storey buildings 

 multi-unit buildings 

 integrated with neighbourhood (not gated) 

4.4 PUBLIC USE 

The single site designated for public use is required for water system 
infrastructure. 

Multifamily Residential – Townhouse Examples 
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4.5 PARKS & TRAILS 

The Official Community Plan encourages parkland additions next to existing 
parks and/or schools.  Juniper meets this objective at both the elementary 
school and at Juniper Park.  The OCP also encourages parks and recreation 
objectives to be met through the provision of public trails and neighbourhood 
open space.  Given the existing provision of developed parkland, the focus in 
the Juniper West Plan is on trail networks. 

Access to trails is an important aspect of quality of life in the Juniper 
neighbourhood. While the Juniper West lands have remained undeveloped, 
the public has freely accessed the subject lands for recreational activities in 
the open grassland setting (e.g. biking, walking, running).  As the subject 
lands become part of the developed urban area, user groups will be looking 
for alternative locations for their grassland trail experience.  The Juniper 
West Plan includes an extensive trail system consisting of the following 
elements: 

 linear neighbourhood trail, 

 ridge trail, 

 grassland trail, 

 trail connections, and, 

 on-street pedestrian networks. 

4.4.1 Linear Neighbourhood Trail 

The linear neighbourhood trail is proposed on the existing gas pipeline right-
of-way.  A rough gravel access road along the right-of-way has a 
longstanding pattern of public recreation use and this plan recommends 
dedicating the trail as a park to recognize public interest in the trail.   This 
18m right of way will be retained with natural grassland vegetation.  The 
linear trail has the potential to link existing park elements including: Rose 
Hill Park; Juniper Park; and the Bike Ranch.  Map 7, Parks & Trail 
Networks, illustrates these relationships. 
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4.4.2 Ridge Trail 

The ridge trail will be developed along the proposed sanitary sewer right-of-
way that will be constructed to service new development areas.  The right-of-
way will follow the edge of the bench, and will be bordered by natural 
grasslands.  This trail will provide views of the river valleys and can link 
with other proposed trails. 

4.4.3 Grassland Trail 

Map 7 identifies a grassland trail along the northern edge of the Juniper West 
lands on the intermediate silt benchlands between the Valleyview and 
Juniper neighbourhoods.  This trail is proposed for consideration once Owl 
Road Landfill is reclaimed and the trail can be developed as a natural 
grassland trail corridor.  This location provides opportunity to connect with 
other east/west trails including the Bike Ranch trails.  The grassland trail is a 
long term goal that should be considered as existing land uses (e.g. landfill) 
transition to new uses.  Some of the issues to be considered in a future 
planning exercise for the grassland trail include: 

 relationship to the future alignment of the highway bypass. 

 timing and plans for the closure and remediation of the Owl Road 
landfill site. 

 safe connections to the Bike Ranch, particularly in relation to the 
crossing of Highland Road. 

 parking and signage for the trail head. 

 degree of trail “development” (e.g. surfacing, width, signage). 

4.4.4 Trail Connections 

The Juniper West Plan provides trail connections to establish linkages with 
trails outside the plan area as shown on Map 7.  Since some of the trails 
connect to private lands and the City will need to work with landowners to 
address access issues. 
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4.4.5 On-Street Pedestrian Networks 

On-street pedestrian facilities will be constructed with the development of 
the neighbourhood road network.  Qu’Appelle Boulevard, as the major 
east/west corridor will be the major focus of on-street road networks. 

4.6 OPEN SPACE 

The plan area will contain approximately 18 ha of 
designated open space.  These lands include the gullies 
that may be part of the municipality’s storm drainage 
network as well as areas of steep slopes that are 
unsuitable for development.  These open spaces give 
context to the neighbourhood and will be retained in their 
natural state.  These grasslands are representatives of a 
unique, sensitive ecosystem and activities on these lands 
should be minimized.  There will also be opportunities for 
the City to address some of the existing recreational 
activities (e.g. mountain biking through gullies) once the 
adjoining areas are fully developed. 

4.7 COMMERCIAL USE 

The single parcel designated for commercial use at the corner of Highland 
Road and Qu’Appelle Boulevard is considered to be adequate for existing 
and future neighbourhood growth.  Although the original Juniper 
Neighbourhood Plan envisioned considerable commercial and business 
activity in Juniper, the neighbourhood, through the corner store rezoning 
process, did not express an interest in expanded commercial activity. 
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5.1 TRANSPORTATION 

The Official Community Plan identifies transportation as a significant issue 
to be considered prior to the approval of any major additions to the Juniper 
neighbourhood.  Issues involve, not only the capacity of Highland Road, but 
also the impact of adding major traffic volumes to the Valleyview Drive / 
Trans Canada Highway intersections and east/west corridors and the 
construction of a Valleyview bypass for the Trans Canada Highway.  Given 
the nature and extent of these issues, a separate traffic planning study has 
been conducted for this project.  Transportation considerations are addressed 
in the report prepared by D.C. Dean Associates, “Traffic Impact of Juniper 
West Development”.  

 

5.2 WATER 

The City of Kamloops supplies water to Juniper from the Valleyview 
Reservoir through a 300mm water supply main on Highland Drive and two 
booster stations, Juniper #1 located at the Valleyview Reservoir and 
Juniper #2 located west of Highland about 400m north of Qu’Appelle 
Boulevard.  Map 8 illustrates the southernmost components of the Juniper 
water supply system through to the Juniper Reservoir having a capacity of 
2270m3 and an operating full water elevation of 648m.  The Juniper area 
water supply system up to and including the Juniper Reservoir was 
constructed in the early 1970’s by the ‘original’ developer of the Juniper 
lands. 

In 1996, the City of Kamloops proceeded with the extension of the Juniper 
water system to provide service to the Rose Hill neighbourhood.  This 
extension by the City of Kamloops required Juniper West to undertake 
preliminary planning of its upper bench lands to Rose Hill such that a water 
supply main alignment (Coldwater Drive Extension) could be identified 
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which would not conflict with future development.  The development plan 
prepared in the mid 1990’s to assist the City in extending water service to 
Rose Hill is substantially as shown herein as Phases I and III. 

Associated with the extension of water service to Rose Hill by 
the City in 1996, Tercon Services and the City entered into an 
agreement whereby Tercon would make a capital contribution 
to the project, undertake layout planning of its lands to 
facilitate identification of a supply main alignment and provide 
all necessary right of ways and the City would agree to provide 
service up to 200 single family lots on Tercon lands in the 
upper bench area (Phases I, III and 3B (preliminary)).  As 
development was approved by the City, Tercon would pay the 
City, under this agreement, $1000 per lot plus interest.  The 
water servicing agreement for Juniper West Upper Bench lands 
is included herewith in Appendix A. 

In 2006, the City of Kamloops proceeded with the upgrading of Juniper 
water booster stations 1 and 2.  The stated objectives of this project are to 
increase pumping capacity to meet future demands (20 year design horizon), 
provide more efficient operation, improve the condition of the booster station 
structures and provide surge protection.  As of September 2007, the 
upgrading of the Juniper booster stations represents an “in progress” project 
by the City of Kamloops. 

As development takes place in the Juniper and Rose Hill neighbourhoods, it 
is recognized that the Juniper water supply system will have to be upgraded.  
The preceding paragraph describes an “in progress” upgrading project for the 
Juniper Booster Stations.  In the longer term, additional water supply system 
upgrading including reservoir expansion, and water supply main upgrading 
are anticipated by the City.  These projects will be funded by the City 
through Development Cost Charges and water capital reserves. 

With the City of Kamloops having a plan in place for upgrading of the 
Juniper water supply system, water supply capacity is not an issue that has to 
be addressed herein.  Water supply to Juniper West Upper Bench lands 
(Phases I and III) were addressed in a comprehensive manner in 1996 by 
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agreement with reference to a development plan that is essentially the same 
as presented herein.  Paragraphs following provide, in a conceptual fashion, 
discussion of distribution system extensions and improvements necessary to 
service each phase of development in Juniper West Lands. 

As illustrated on Map 8, the lower bench areas (Phases II, IV, V and VI) are 
within the service area of the existing Juniper water reservoir.  The upper 
limit of the Juniper reservoir is shown on Map 8 as the 610m contour at 
which elevation the service pressure would be 350 kPa (50 psi).  Water to 
Juniper West Lands designated as Phases II, IV, V and VI would be provided 
by parallel extensions of existing 250mm distribution mains on Qu’Appelle 
Boulevard and the Phase 4 (existing) access road.  As described in 
correspondence dated July 14, 2006 to the City to support water main sizing 
within Phase 4 (existing), the conceptual plan for parallel 250mm 
distribution mains which will ultimately be looped at the west end of the 
development will provide a fire flow of approximately 190 L/sec at a 
residual of 140 kPa (20 psi) to development at elevation 590m at the west 
end of Phase V.  The available fire flow is consistent with the Fire 
Underwriters Survey recommendations for medium density residential 
development. 

Upper bench development cells (Phases I and III) are intended to be serviced 
from the Rose Hill area water system, 795m pressure zone.  Water 
distribution systems proposed to service the upper bench areas are illustrated 
conceptually in Map 8.  Juniper West Phase 3B which has received 
preliminary approval from the City and Phase I are intended to be serviced 
from the Rose Hill 795 pressure zone through a pressure reducing station to 
be constructed in the Rose Hill water booster station.  This pressure reducing 
station would reduce the Rose Hill 795 pressure zone to a service pressure 
equivalent to a 715 pressure zone (i.e. reduction in pressure at the Rose Hill 
booster station from 210 psi to 95 psi).  The upper limit of the service area 
through the pressure reducing station would be the 680 contour at which 
elevation a service pressure of 345 kPa (50 psi) would be available.  The 
lower limit of service would be the east end of Phase 3B, elevation 613m, at 
which point the service pressure would be about 1000 kPa (145 psi).  As 
shown on Map 8, the proposed pressure reducing station in the Rose Hill 
booster station has the capability of servicing all of Phase I and about two 
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thirds of Phase III through a 250mm distribution main to be constructed on 
Coldwater Drive.  The concept plan of servicing Juniper West Upper Bench 
lands by a pressure reducing station in the Rose Hill station was described to 
the City in correspondence dated April 10, 2007. 

The southern portion of Phase III comprising approximately 40 single family 
lots may not be provided adequate service pressure from the proposed 
pressure reducing station in the Rose Hill Booster Station.  This area as 
shown on Map 8 could be serviced by an extension of existing distribution 
mains in the Rose Hill area.  It is assumed that service pressure would be 
adequate recognizing the elevations in the southern portion of Phase III are 
the same as the lower portions of Rose Hill.  Should available fire flow in the 
final analysis be a concern, fire hydrants connected to the 300mm Rose Hill 
area water supply main can be constructed. 

5.3 SANITARY SEWER 

Existing infrastructure providing sanitary sewer service to Juniper comprises 
a 350mm and 400mm diameter trunk sewer from Highland Road to the Trans 
Canada Highway frontage road at Vicars Road.  A comprehensive capacity 
analysis of the Juniper trunk main undertaken in the early 1990’s to support a 
rezoning application Juniper West lands identified the capacity limiting 
section of the Juniper trunk sewer as a 200m segment of 400mm main on 
Valleyview Drive having a grade of 0.3%.  This segment has a full flow pipe 
capacity of 119 L/sec which equates to a contributing population in Juniper 
in excess of 10,000.  Trunk sewer capacity to Juniper is not therefore a 
development constraint to the lands addressed by this Plan. 

Over the last several years, the City of Kamloops has constructed trunk 
sewers along the hillside north of Juniper, to collect by gravity, flows that 
were previously pumped.  Sewage pumping stations in the existing Juniper 
neighbourhood located at Bella Coola Court and Capilano Drive have been 
eliminated by these trunk sewer installations by the City.  Referring to 
Map 9, a similar approach to that used by the City to provide gravity to the 
existing Juniper neighbourhood is proposed for the development of Juniper 
West lands presented herein. 
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Development described herein as Phases II, IV, V and VI, lower bench areas, 
are conceptually to be serviced by a trunk sewer, as illustrated on Map 9 
traversing the hillside from a connection to the existing 300mm trunk sewer 
west of Highland Drive, a distance of about 800m to a point where the future 
extension of Qu’Appelle Boulevard is intersected.  This segment of trunk 
sewer has been conceptually sized as 300mm at a minimum grade of 1%.  
The full pipe capacity of this trunk main would be about 111 L/sec 
(population equivalent of about 10,000) which provides significant reserve 
capacity for future development of lands west and south of the planning area 
considered herein.  It is anticipated that the trunk sewer segment traversing 
the hillside would be completed with a 4m wide ‘level’ surface enabling 
access by City service vehicles and enabling use of a walking trail (4.4.2 
Ridge Trail). 

The 800m segment of 300mm trunk sewer extending west of Highland Road 
to the future extension of Qu’Appelle (labelled Stage 1 on Map 9) would be 
constructed to provide gravity service to Phase II and Phase IV.  At such 
time as Phases V and VI proceed, the 300mm trunk sewer would be extended 
west either within the future Qu’Appelle Boulevard right of way or along the 
hillside.  In the final analysis the alignment will be determined by grades 
necessary to provide gravity service to future development in the area 
designated as Phase VI. 

Upper bench areas (Phase I and Phase III) as illustrated on Map 9 will be 
serviced by sewer by an extension of a 200mm sanitary sewer to be 
constructed on Coldwater Drive associated with Phase 3B (preliminary).  
When Phase 3B is completed, a 200mm gravity sewer will be in place on 
Coldwater Drive adjacent to the Rose Hill water booster station.  As shown 
on Map 9, this sanitary sewer will be extended south to provide service to the 
Phase I area.  Development of Phase III will require filling of the gulley west 
of the Rose Hill water booster station and the extension of Coldwater Drive.  
Sanitary sewer service to Phase III is therefore provided by an extension of 
the 200mm sanitary sewer from the area of the Rose Hill Booster Station.  
With the exception of one cul de sac at the west end of Phase III, all of the 
Phase III area can be provided gravity sewer service to the 200mm main to 
be constructed on the extension of Coldwater Drive.  Options for the cul de 
sac not serviceable by gravity to Coldwater Drive include a gravity sewer 
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extension from Phase II or a sewage life station owned and operated under a 
bare land strata arrangement. 

As illustrated on Map 9, Phase I and III combine to represent about 
160 single family units or for sanitary sewer design purposes, a population 
equivalent of about 500.  The downstream capacity limiting segment of 
existing sanitary sewer is located on Coldwater Drive east of Skeena Drive.  
This segment at a grade of 0.5% has a full pipe capacity equivalent to a 
contributing population of about 1500.  There is therefore sufficient reserve 
capacity in the existing system downstream of Phases I and III for the 
proposed system extensions into these two areas. 

In conclusion, development of Juniper West Lands as described herein in 
Section 5 can be serviced by gravity by extensions of sanitary sewer 
infrastructure in the Juniper West area.  No sanitary sewer lift stations appear 
to be necessary. 

5.4 STORMWATER MANAGEMENT 

Storm drainage systems in the Juniper neighbourhood located east of 
Highland Road consist of conventional piped systems discharging to natural 
drainage courses.  In phases of development of Juniper West lands 
undertaken in the period since the early 1990’s, a similar approach to 
stormwater management has been utilized with the construction of 
stormwater impoundments (detention) where practical within the natural 
drainage gullies.  This general approach utilized to date for Juniper West 
lands is proposed to be continued for Phases I to VI described in Section 4. 

Map 2 illustrates natural drainage courses originating uphill of the proposed 
development areas and which pass through the proposed development areas.  
Stormwater is intended to be collected by piped systems in each phase of 
development for discharge to the drainage courses as shown on Map 2.  
Where practical stormwater retention with outlet flow control will be 
provided within these drainage courses having the objective of sediment 
control and attenuation of flows to predevelopment conditions.  In the final 
analysis, the feasibility of in gulley stormwater impoundments will depend 
on geotechnical assessments and access for maintenance by the City of 
Kamloops. 
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Generally, the time of concentration of stormwater flows from proposed 
development areas will be significantly shorter than times of concentration 
for peak stormwater flows originating on natural undeveloped areas to the 
south.  Peak stormwater flows originating from developments from the 
Juniper West lands occur coincidentally with peak flows from upland natural 
areas.  Development related impacts on peak stormwater flows in natural 
drainage courses in the Juniper area has not therefore been a historical 
stormwater design issue. 

All stormwater discharged to natural drainage courses in the Juniper West 
area are intercepted by piped systems in the Valleyview area and ultimately 
conveyed to discharge in the South Thompson River.  In the City’s 2007 
5 year Capital Plan, several stormwater capital projects are included having 
the objective of improving overland flow in natural drainage courses 
between Juniper and Valleyview and in piped systems between Valleyview 
and the South Thompson River.  Examples include: 

 Owl Road to Glenwood Drive Drainage System Upgrading 

 Owl Road Channel Improvements – Qu’Appelle Boulevard to Owl 
Road 

 Juniper East to Orchards Walk Channel Improvements 

All of the above capital projects are shown funded by taxation and 
development cost charges.  It is therefore assumed that future upgrading of 
storm sewer systems within Valleyview for stormwater conveyed by natural 
drainage courses originating in the Juniper West area will be funded by the 
City through taxation and DCC’s and therefore will not represent a 
development constraint. 
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APPENDIX A 

 

Juniper West & City of Kamloops  

Water Servicing Agreement 


























