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1.0 Plan Overview 

 

The Foothills is among Vernon's fastest growing neighbourhoods and is positioned for more growth 

and development as demand for living in the area increases. With this anticipated growth comes a 

number of opportunities to make the neighbourhood an even more desirable place to live.  

 

There are also a number of challenges faced in the neighbourhood. Steep hillsides, which are among 

the defining features of the area, are difficult to build on and contribute to the beauty of the 

neighbourhood. There is an identified need in the area for more parks, as well as parks that are 

designed to meet the needs of local residents. The provision and maintenance of streets and utilities in 

hillside areas is expensive. Many of these streets do not feel safe to walk or bicycle along. A clear 

direction through the neighbourhood plan can address these and other issues. 

 

Neighbourhood plans are detailed plans developed by the City that supplement the Official Community 

Plan (OCP) and provide additional direction for new growth and development in a specified area. A 

neighbourhood plan addresses issues specifically related to that neighbourhood and provides direction 

for decision making regarding land use and infrastructure.  

 

Through this neighbourhood plan, ways to improve the neighbourhood can be identified with a clear 

framework for future development. The primary features of this plan are: 

 

• The designation of areas for low and medium density hillside residential development. 

• The designation of a neighbourhood centre area that includes small scale commercial uses 

mixed with multifamily development and public space. 

• A transportation network that facilitates walking, cycling and transit use. 

• The identification of preferred park locations, including a park at the top of the hill. 

• A trail network that connects parks and other key destinations in the neighbourhood. 

• The protection of sensitive ecosystems and ravines. 

• The protection of steep hillsides and views. 

 

The policies in this plan are designed to provide clear direction for future development while 

maintaining a degree of flexibility. It is likely that during the timeframe for build out of the 

neighbourhood, market conditions are likely to change. With this in mind, some land use designations 

and policies are intentionally broad, with the intent being that more detail will be provided as a 

property moves closer to development through rezoning and/or subdivision.  



2.0 Neighbourhood Context 

 

2.1 Neighbourhood Overview 

 

The Foothills neighbourhood is located at the northeastern edge of Vernon, off Silver Star Road. It is 

approximately 800 acres (323.6 hectares) in size. The neighbourhood is surrounded on all sides by 

Electoral Area C in the Regional District of North Okanagan, except for the portion of Silver Star Road 

between the neighbourhood and the rest of the city, which falls under City of Vernon jurisdiction (Map 

1). 

 

The Foothills neighbourhood is characterized by hilly grasslands and forested areas held in ten large 

properties in the northern portion of the plan area, a growing residential neighbourhood in the 

southern portion, and a single large property identified as a neighbourhood centre across Silver Star 

Road at the very southern edge of the plan area (Map 2). The neighbourhood is known for its beautiful 

views of the city, the valley, the mountains and Kalamalka, Okanagan and Swan Lakes. Prior to 

residential development, the area was used primarily for ranching purposes. The Grey Canal wound 

along the western and southern edge of the neighbourhood, providing irrigation to agricultural lands 

downhill. 

 

The Foothills Neighbourhood Plan area is within Neighbourhood Plan Area 2 (NPA-2) and Development 

District #3 – Hillside Residential and Agricultural District as identified in the Official Community Plan. 

Because much of the land in the neighbourhood plan area is sloped and contains several highly 

sensitive ecosystems, both the Hillside Guidelines and the Environmental Management Areas Strategy 

apply and will play a large role in directing future development in this area. 

 

Map #1: Foothills Neighbourhood Plan Area 

 

  



2.2 Physical Characteristics 

 

The hillsides of the neighbourhood frame where development has and will take place in the future. The 

topography in the area consists primarily of slopes with south and west aspects while the northwest 

corner of the neighbourhood is relatively flat. Many of the slopes exceed 30% grade, particularly those 

surrounding the top of the hill and along a large ridge running from the northern boundary of the 

neighbourhood plan area to the southwest corner (see Map 3). One of the most distinguishing features 

of the plan area is a forested area at the top the hill, which is highly visible from most areas in the 

neighbourhood and from nearly everywhere in the city. 

 

2.3 Development History 

 

Residential development in the Foothills neighbourhood began in the late 1980s with the first 

residential lots being created in 1987. The early 1990s saw single family housing development 

continue, along with the first multifamily development in the southeast corner of the plan area. 

Residential development started occurring at a much faster rate after 2000, particularly between 2005 

and 2009 (Map 4). 

 

In 2008, approximately 212 acres of private land was annexed into the city. These lands form much of 

the area north of the existing developed neighbourhood.  

 

2.4 Existing Neighbourhood Characteristics  

 

The population of the Foothills neighbourhood 

has risen greatly in the last few years. The 

population at the 2011 Census was 1,361, 

compared to 831 only five years earlier, marking 

a 64% increase over that time period. This 

coincides with a period of rapid development in 

the neighbourhood and is significantly higher 

than the 6% increase in Vernon’s population as a 

whole during the same period. There are 

currently 521 homes in the Foothills 

neighbourhood, of which 478 are single family 

and 43 are multifamily. 

 

The demographics of the neighbourhood differ from 

the rest of Vernon. The Foothills is home to a younger 

population, with an average age of 40.9 compared to 

44.2 for all of Vernon. 20% of its residents are 

between the ages of 0 to 15 years, which is higher 

than the rest of Vernon, with 14% in this age range. 

Foothills also has a large population aged 35 to 64. 

Teenagers, young adults and seniors are 

underrepresented, as illustrated in Figures 1 and 2.  
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Figure 1: Distribution of Age Groups in Foothills and Vernon 

Figure 2: Average Age in Foothills, Vernon and BC 



Map #2: Air Photo of Foothills Neighbourhood Plan Area 

 
 

  



Map #3: Slope Analysis and Ecologically Sensitive Areas

 



Map #4: Subdivision History  



 

3.0 Public Consultation 

 

Consultation with residents took place in a 

number of different sessions to allow as many 

people to participate as possible. The feedback 

from residents contributed greatly towards a 

vision for the neighbourhood and the 

identification of goals to guide policy.  

 

The following sessions were held to gain input: 

 

Foothills Community Association Meeting 

A meeting was held with the Foothills Community 

Association on April 19, 2011 to discuss the 

purpose of a neighbourhood plan and how the 

process could proceed. Approximately 50 people 

attended this session. 

 

Community Visioning Session 

A Community Visioning Session was held at BX 

Elementary School on June 22, 2011. The purpose 

of the session was to gauge how Vernon residents 

felt about issues like housing, transportation, 

parks, and commercial development (in the 

neighbourhood centre) as they related to the 

Foothills neighbourhood. Participants were asked 

what they like and what they would change about 

their neighbourhood. Over 100 people attended 

this session and provided feedback. 

 

Kitchen Table Sessions 

In October 2012, a series of smaller sessions were 

held at the homes of Foothills residents. These 

"kitchen table" sessions were an opportunity for 

smaller groups of residents to speak with staff 

about specific topics in the neighbourhood. 

Residents who volunteered to host a session at 

their home selected one or two topics to discuss 

and invited their neighbours to the session. The 

size of the groups ranged from 4 to 18, with 

between 60 and 70 people participating in 7 

sessions. 

 

 

 

 

 



Community Open Houses 

Community Open Houses was held at B.X. Elementary School on November 3, 2012 and April 27, 2013 

to present a draft land use concept, a proposed transportation network and draft policies and to gain 

further input into the draft plan. Approximately 120 people attended the 2012 open house and 70 

attended in 2013. 

 

Common themes emerged from the feedback received at these sessions: 

 

• Residents like the quiet, natural setting that the neighbourhood offers. 

• There is a strong desire to see the Foothills remain as a primarily single family neighbourhood, 

but multifamily development is supported if it is in the right place. 

• There is strong support for the top of the hill to be designated as a park. 

• There are concerns about traffic and traffic safety, particularly along Silver Star Road and 

collector roads. Residents would like more opportunities to walk or ride their bikes in the 

neighbourhood. 

• Preservation of wildlife corridors and natural areas is important.  

• There is support for a small scale commercial node that is easily accessed on foot or by transit. 

This node should include a public space component and provide pedestrian access to the Grey 

Canal Trail. 

• Public transit is supported, particularly for seniors and youth. 

• There is very high support for a multi-use pathway for pedestrians and cyclists to BX Elementary 

School and to connect to the rest of the city. 

• There is demand for more trails and greater connectivity in trail networks within the 

neighbourhood. There is support for trails at the top of the ravines, as long as impacts on 

privacy can be minimized. 

 

Owners of many of the large properties in the north end of the neighbourhood plan area were also 

consulted for input into the neighbourhood plan. Specifically, discussions centered around land use, 

transportation networks, development phasing and utility infrastructure provision. 

 

 

  



4.0 Neighbourhood Plan Vision and Goals 

 

The community consultation revealed a number of themes related to how residents wanted the 

neighbourhood to develop. Using these themes, the following vision has been developed: 

 

In the future, the Foothills neighbourhood is: 

• A primarily residential neighbourhood with excellent access to the surrounding natural areas 

that define it.  

• A place where seniors can continue living in the neighbourhood, even as their ability to travel 

and maintain large yards is reduced.  

• A neighbourhood that accommodates the needs of youth, including access to amenities in parks 

and places to meet their friends.  

• A place where residents are able to choose how they get around their neighbourhood, and feel 

that those choices are safe and convenient. 

• A place where day-to-day shopping services are provided close to home, within walking distance 

for many residents. 

 

Much of this vision can be achieved by new development. However, the neighbourhood plan also 

addresses ways that improvements can be made to established areas in the Foothills. 

 

 
 

4.1 Neighbourhood Plan Goals 

 

To support this vision, the Foothills Neighbourhood Plan has the following goals: 

 

Provide the right housing in the right place.  

 

To be economically viable, residential development in the Foothills must meet the housing needs of 

current and future Vernon residents, so it is important to ensure that the housing types provided are a 

good match for the people moving into the neighbourhood. Much of the area would be characterized 

by low density single and two family housing, but clusters of four-plexes and rowhouses near major 

roads provide housing variety while encouraging density along these routes, necessary for services like 

transit to be provided. Low rise apartments incorporated into the neighbourhood centre should also be 

encouraged to provide a local population to help support commercial services in the area. 

 

 



Provide appropriate, sustainable infrastructure. 

 

New infrastructure should be designed to suit the needs of children, youth, seniors and adults. Roads 

should be sized appropriately to discourage speeding and to provide safe and pleasant ways to travel 

for pedestrians, cyclists and motorists. Sidewalk and trail networks should take people places they 

want to go. The introduction of transit service would provide greater mobility for residents who do not 

always have access to an automobile or would like to use transit as an option to get around. 

 

New infrastructure, including roads, water and sewer, however, all come with a construction and 

maintenance cost. This neighbourhood plan aims to identify new infrastructure for future development 

in a way that reduces these costs, while maximizing the use of infrastructure that is already in place.  

 

Provide more parks, public spaces and trails.  

 

The neighbourhood plan aims to identify more parks and public spaces as new development proceeds. 

Improvements to the pedestrian networks, including trails, in new and existing developments are also 

proposed. Parks, public spaces and trails should promote a safe, friendly community, meet the needs 

of a wide range of residents and celebrate the unique characteristics of the area.  

 

Create a neighbourhood centre that fits the Foothills. 

 

The neighbourhood centre is intended to become a place where residents can meet many of their day-

to-day shopping needs close to home, socialize and access other community amenities, such as the 

Grey Canal Trail. Commercial uses should be small scale and integrated with residential development 

to maintain the character of the existing neighbourhood. The creation of a neighbourhood centre area 

will provide day-to-day services for residents in the area that are accessible by walking, cycling and 

transit, thereby reducing the need for longer trips.  

 

Respect ecologically sensitive areas and hillsides. 

 

The Foothills neighbourhood is home to a variety of ecosystems and landscape features. These natural 

areas are highly valued by residents and have been identified as a major draw to the neighbourhood. 

The top of the hill, the views and the hillsides in the area are distinct features which have been 

identified by community members as being a significant part of the neighbourhood identity. These 

features have also been identified by residents living in other neighbourhoods as important recreation 

areas, which offer excellent views. As development proceeds, the protection of sensitive ecosystems, 

significant features and highly sloped areas will help to maintain the highly valued views, recreation 

access, remote feel and identifiable neighbourhood features of the Foothills. 



5.0 Residential 

 

Existing residential development in the 

Foothills consists primarily of single family 

homes, with semi-detached and tri-plex 

housing in some areas. There are also a number 

of properties that are zoned for multifamily 

housing around the neighbourhood, but have 

yet to see such development take place. In 

addition, a large portion of the property north 

of Blackcomb Way is zoned for low density 

hillside residential development, which allows 

for single family housing, semi-detached 

housing and duplexes. Secondary suites are 

permitted in the neighbourhood in single 

detached housing only, which is consistent with 

policies related to secondary suites in the rest 

of the city. 

 

Residential development in the future would 

continue to be predominantly single family 

homes, but would include a larger mix of semi-

detached, duplex, tri-plex, four-plex and row 

housing located in designated areas. Future 

development would continue to support the 

quiet residential character of the Foothills 

neighbourhood, while offering greater 

flexibility in land use and design to 

accommodate anticipated demand over the 

next few decades. 

 

The slopes in the Foothills neighbourhood lend themselves to the creation of distinct areas for new 

development, separated by rural / agricultural uses (see Map 5). Each area is intended to have a mix of 

housing types, with ground oriented multi-family housing being clustered in specific areas. 

 

Development will proceed based on market conditions, and will be phased according to cost effective 

infrastructure provision. Development of large parcels of land not adjacent to existing development 

and services is discouraged, but may be possible should development be able to cover the costs of 

infrastructure provision.  

 

5.1 Policy Objectives 

The policies of this section are derived from the feedback through the community consultation and 

designed to meet the following objectives: 

 

• Provide a variety of housing types to meet the changing housing needs of Vernon residents. 

 

 



• Provide for ground oriented multifamily housing types where site conditions and location are 

able to maximize the utilization of infrastructure and services. 

• Protect views of and from the Foothills neighbourhood. 

• Encourage development that is consistent with the built form and characteristics of the 

surrounding neighbourhood. 

• Promote development that is consistent with the intent of the City of Vernon Hillside 

Guidelines. 

• Locate development to protect ecosystems, avoid ravines and enhance opportunities for 

enjoyment of natural areas and avoidance of wildlife corridors. 

 

5.2 Supporting Policies 

Residential development in the Foothills should continue to have a similar feel to neighbouring 

development while also allowing for flexibility in design and use to meet future demand. Development 

must conform to policies outlined in Vernon's Official Community Plan to address issues related to 

hillside development, environmentally sensitive areas and fire interface. 

 

1. All properties designated as Residential - Low Density have a maximum density of 30 units per 

hectare (12 units per acre). 

 

2. All properties designated as Hillside Residential - Low Density have a maximum density of 25 

units per hectare (10 units per acre), except areas identified as preferred medium density 

residential locations which have a maximum density of 55 units per hectare (22 units per acre). 

This density is calculated using only areas with a predevelopment slope less than 30%. 

 

3. Where four-plex housing, row housing or stacked row housing is proposed, the design 

guidelines outlined in this section shall apply. 

 

4. Continue to support the provision of secondary suites. 

 

5. Support the provision of housing options for seniors to allow residents to age in place in the 

neighbourhood. 

 

6. At the subdivision stage, the location of all driveways must be shown on the proposed 

subdivision plan. 

 

7. Areas cited as having a Sensitive Ecosystem Inventory ranking of Medium or High will require an 

Environmental Impact Assessment prior to development.  

 

8. All lands outlined in red on Map 5 fall within the Fire Limits and Interface Area, and are subject 

to the requirements of Section 19.0 of the Official Community Plan, which are designed to 

reduce the hazard risk in fire interface areas. 

 

9. All lands within an area of high archaeological potential shall be required to perform an 

archaeological impact assessment as per the Heritage Inspection Permit process outlined in 

Section 14 of the Heritage Conservation Act, prior to development. 

 

  



Map #5: Land Use Designations 

 



 

5.3 Design Guidelines 

Design guidelines help guide the form and character of development, and they can be used to 

determine how buildings look, what sort of materials are used on their exteriors, and a number of 

other considerations that go into design. The establishment of these guidelines is permitted under 

Section 919.1 (1) (f) of the Local Government Act. 

 

These design guidelines are intended to promote multifamily development that fits with the character 

of the existing neighbourhood and apply only to four-plex housing, row housing, stacked row housing 

and apartment housing only. 

 

1. Shared parking access is encouraged to reduce the number and width of driveways. 

 

2. Buildings should be oriented to the street, where site topography allows.  

 

3. Site and building design should incorporate Crime Prevention Through Environmental Design 

(CPTED) principles. At the Development Permit stage, the design will be evaluated to ensure 

that the following CPTED principles have been addressed: 

 

• Natural surveillance - maximizing the ability of people to see out of a building and into 

the surrounding areas, allowing them to spot and report suspicious activities. 

• Access control - providing clearly designated entrances to buildings and sites while 

discouraging entry through other routes. 

• Territoriality - identifying ownership by delineating, through design, private space from 

public space. 

• Maintenance - ensuring that buildings and sites are clean, graffiti-free and well 

maintained, reinforcing that this in an area that is respected and cared for. 

 

4. Buildings should incorporate contrast trim around doors, windows, gable edges and other 

architectural details to provide a varied and attractive facade. 

 

5. Building materials should be chosen for their durability and for their consistency with 

neighbouring development. The use of stone and wood are encouraged. Vinyl siding is not 

permitted. 

 

6. Development should be characterized by gabled roofs. Flat roofs are not permitted except in 

the preferred medium density residential location in the North East quadrant of the 

Neighbourhood Plan Area. 

 

7. Landscaping should be designed to soften the appearance of the development along the hillside 

face and incorporate native plants appropriate to the area. 



6.0 Neighbourhood Centre (Mixed Use Medium Density Commercial and 

Residential) 

                   Map #6: Neighbourhood Centre Area 

The Foothills Neighbourhood Centre is 

envisioned as a place with shops, services 

and restaurants, mixed with multi-family 

residential development. Buildings would 

have a high quality design that creates a 

attractive, accessible neighbourhood centre 

with a strong pedestrian orientation. A public 

plaza would be a place that people want to 

visit and spend time, while access to the Grey 

Canal Trail network would be provided 

directly from the site. The establishment of a 

commercial centre for the Foothills 

neighbourhood addresses many of the needs 

identified by area residents, including having 

services close to where they live and having 

more places to meet and socialize.  

 

As the Foothills continues to develop, there 

will be more travel demand to shopping 

destinations across Vernon, putting 

additional traffic on the road network, 

particularly Silver Star Road. By locating some 

commercial services within the 

neighbourhood, these trips can be reduced, 

providing greater convenience for residents. 

The introduction of commercial development 

and more residential development also 

makes transit service to the Foothills neighbourhood more viable. The mix of residential development 

in close proximity to, and in some cases, on top of, commercial development supports seniors living in 

the area with options for staying in the neighbourhood should they lose the ability to drive or 

otherwise travel long distances. For youth, it provides safe, accessible gathering places in much closer 

proximity to their homes than other destinations around Vernon. 

 

6.1 Policy Objectives 

The policies of this section are derived from the feedback from the community consultation and 

designed to meet the following objectives: 

 

• Encourage commercial development that is small scale in nature and provides basic services to 

nearby residents.  

 

 

 

 

 



• Provide multi-family residential development that meets the needs of the neighbourhood while 

contributing to the viability of the commercial uses. 

• Provide for multi-family residential uses in mixed use buildings, where feasible. 

• Provide safe and easy access to the neighbourhood centre for all modes of transportation with 

a focus on pedestrians first, then bicycles, transit and automobiles. 

• Promote development that demonstrates a high quality architectural design. 

• Provide places for people to meet and to socialize. 

 

6.2 Land Use Policies 

Land use in the neighbourhood centre is intended to be characterized by a mix of commercial and 

residential uses. Commercial development in the neighbourhood centre should be small scale in nature 

and provide basic services to nearby residents. Examples include a convenience store, health services, 

community uses, a coffee shop, restaurant or pub. Large scale uses, such as large format retail, and 

uses that do not provide services targeting nearby residents, such as hotels, are discouraged. The 

following policies are intended to support this vision. 

 

1. Mixed use commercial and residential uses should be located primarily towards the interior of 

the lot, along an on-site public thoroughfare. 

 

2. Commercial uses should be suited to serving the day-to-day needs of nearby residents while 

creating a range of interesting destinations that promote visits to the area. Uses that are 

encouraged are restaurants, coffee shops, pubs, shops, health services and small offices. 

Hotels, casinos, private clubs and gas stations are not permitted. 

 

3. Commercial uses should be located at grade with the street. 

 

4. Apartments, stacked row housing, row housing and four plexes are encouraged in the 

neighbourhood centre. Apartment housing is encouraged above commercial uses. 

 

6.3 Transportation and Parking Policies 

The neighbourhood centre is intended to develop in a way that promotes access to, from and within 

the site by many different modes of transportation. Road and access networks should encourage ease 

of movement throughout the site, particularly for pedestrians. The following policies are intended to 

support this vision. 

 

5. Proposed development on the property will be subject to a Transportation Impact Assessment 

(TIA) to determine what impact is expected on the surrounding road network and the 

neighbourhood. 

 

6. Primary access to the site should be from a new intersection at Blackcomb Way and Silver Star 

Road. 

 

7. An additional limited automobile and bus access should be provided at the north boundary of 

the site, near the intersection with Foothills Drive. 

 

8. A grade separated access for pedestrians and cyclists should be provided to the site in the 

proximity of the Silver Star Road / Foothills Drive intersection.  

 



9. A public thoroughfare should provide a connection through the site from the access at 

Blackcomb Way to the northern vehicle access point and grade separated access. This 

thoroughfare should provide a look and feel of a village main street, complete with sidewalks 

separated from traffic to promote pedestrian circulation. 

 

10. The City of Vernon is working with BC Transit to encourage transit service to and from the 

neighbourhood centre that is safe, convenient and provides a viable alternative to the 

automobile. The public thoroughfare should provide for space for transit stops. 

 

11. Pedestrian and cycling connections should be provided through the neighbourhood centre to 

the Grey Canal Trail and other trail networks. 

 

12. Wherever possible, parking should be located at the rear of buildings, incorporated into the 

building, or located underground, except where parallel parking is provided at the front of 

buildings along the on-site public thoroughfare in a form that is consistent with a commercial 

street. Where providing parking behind a building creates a parking lot that is adjacent to Silver 

Star Road, landscaping should be planted in a manner that screens the parking from the street. 

 

13. Lighting in parking areas should be directed internally into the site to minimize light pollution 

impacts on neighboring properties. 

 

6.4 Parks and Public Space Policies 

The neighbourhood centre is a natural location for residents to socialize, so the provision of public 

space is an important component of the development. A public plaza integrated with the commercial 

development will form the main public space component, but other opportunities for parks may be 

available. 

 

14. Explore the provision of public amenities through the development process. 

 

15. Employ the use of an urban plaza, where appropriate, to provide places for people to gather 

and socialize. This plaza should be integrated with commercial development in a way that 

facilitates activity and natural surveillance.  

 

16. Parks and public spaces should be located and designed in a way that maximizes the views of 

the city, valley and hillsides. 

 

17. Encourage the provision of public washrooms and a water fountain in an area that is within 

easy access of the Grey Canal Trail. The water fountain should be designed to facilitate refilling 

water bottles. 

 

6.5 Design Guidelines 

Design guidelines help guide the form and character of development in selected areas of a city. They 

can be used to determine how buildings look, what sort of materials are used on the exteriors, and a 

number of other considerations that go into design. The establishment of these guidelines is permitted 

under Section 919.1 (1) (f) of the Local Government Act. 

 

 

 



18. Building materials should be chosen for their durability as well as their functional and aesthetic 

quality. The use of stone, wood, and standard dimension brick should feature prominently in 

the design. Where development is proposed adjacent to existing buildings in the 

neighbourhood centre, the materials should be compatible with those adjacent buildings, 

either as primary or accent materials. 

 

19. Exposed concrete should be avoided. Where exposed concrete is unavoidable, such as in a 

foundation, it should be painted in a high quality finish in a colour that is compatible with the 

building. 

 

20. Development should be characterized by gabled roofs. No flat roofs are permitted. 

 

21. Roof materials should be limited to architectural asphalt shingles, similar in colour to wood, or 

other materials that provide the same look as wood, as they will be visible to much of the 

Foothills neighbourhood. Solar shingles are encouraged. 

 

22. Commercial uses should be oriented to the on-site public thoroughfare. 

 

23. Where possible, commercial frontage widths should be minimized to contribute to the visual 

interest of the area. 

 

24. Building facades should use architectural features to create varied and articulated building 

facades while encouraging transparency through the use of windows and doorways, particularly 

on facades that face streets. Blank walls should be avoided where possible. 

 

25. Contrast trim should be used to emphasize doors, windows, gable edges and other architectural 

details. 

 

26. Guidelines for Crime Prevention Through Environmental Design (CPTED) should be followed 

when considering site planning and building location. 

 

27. Permeable paving surfaces should be used where feasible to manage water infiltration. 

 

28. Sign design and colours should be consistent and compatible with the design and colours of the 

building. Signs with white backgrounds, exposed fluorescent or incandescent bulbs are not 

permitted. Backlighting is permitted along Silver Star Road but only in close proximity to 

vehicular entryways. 

 

29. Fascia, projecting, awning and window signs are encouraged. Rooftop, flashing, and moving 

signs are discouraged. Commercial signs should be located at street level to add visual interest 

along the street. Free standing signs are permitted along Silver Star Road but only in close 

proximity to vehicular entryways. 

 

30. Chain link fences are not permitted. 

 

31. All buildings in the neighbourhood centre shall be no higher than 4.5 storeys or 16.5 metres. 

 



7.0 Parks and Open Space 

 

Parks play an important role in a neighbourhood. They are places for people to meet and socialize and 

for children to play, exercise and get fresh air. There are many opportunities to create parks through 

new development in the Foothills neighbourhood. These new parks should be well integrated into their 

surroundings and be easily accessed on foot and by bicycle. In areas that have already undergone 

development, there may also be opportunities to provide new park spaces. 

 

7.1 Supporting Policies 

 

1. Support the establishment of a park at the top of the hill as illustrated in Map 7. This park is 

intended to be created through parkland dedication required at development and, if possible, 

purchase of required lands. Other methods for parkland acquisition, such as land trusts, may be 

supported. The exact size and configuration of the park will be determined once a commitment 

to purchase the lands is made.  

 

2. Support the establishment of other neighbourhood and pocket parks in the areas identified in 

Map 7 as potential park locations. The exact location, size and configuration will be determined 

as the properties develop and/or the lands are purchased. 

 

3. Where possible, parkland should be located in close proximity to and have easy pedestrian 

access from multifamily housing. 

 

4. Where possible, provided parkland should be easily accessed by the trail network or sidewalk 

network. 

 

5. Parkland should be provided in several locations throughout the neighbourhood, with at least 

one park space provided in each development area to serve that population. 

 

6. Accommodate a variety of or equipment into parks to encourage greater use. The 

neighbourhood should offer a mix of active uses, such as basketball and playgrounds and more 

passive uses, such as hiking. Areas designated for dogs are supported. 

 

7. Guidelines for Crime Prevention Through Environmental Design (CPTED) should be followed 

when considering park location, design and use. 

 

8. Explore opportunities to diversify the activities available at Foothills Park. 

 

9. The ravine lots shall remain primarily for the purpose of wildlife movement and stormwater 

drainage. Trails within these ravine lots should be located near the top of the ravines to reduce 

wildlife conflicts and to limit the need to disturb or fill the ravines. 

 

  



Map #7: Parks and Trails Network 
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8.0 Rural and Agricultural 
 

There are many properties within the Foothills neighbourhood that fall within the Agricultural Land 

Reserve (ALR). These properties are subject to the Agricultural Land Commission Act, meaning that any 

non-agricultural use must receive approval from the Agricultural Land Commission (ALC) and may 

require that lands be considered for exclusion from the reserve, at the discretion of the ALC. 

 

Other properties have a Rural/Agricultural designation. Most of these properties fall within areas with 

30% slope or greater, but others have historically been used for agricultural purposes. 

 

8.1 Supporting Policies 

 

1. Properties that have an ALR designation are permitted for agricultural activity only, as 

permitted under the Agricultural Land Reserve Act. 

 

2. Properties that have a Rural / Agricultural land use designation shall have a maximum density of 

1 unit per 12 hectares (30 acres). 

 

3. Trail development and recreational activities are permitted on properties designated as Rural / 

Agricultural but must have a small impact on the landscape. 

 

4. Areas cited as having a Sensitive Ecosystem Inventory ranking of Medium or High will require an 

Environmental Impact Assessment prior to development. The terms of reference can be found 

on the City of Vernon's webpage. 

 

 

  



9.0 Transportation 

 

One of the key components of the vision for the Foothills neighbourhood is that residents are able to 

choose how they get around their neighbourhood while feeling that those choices are safe and 

convenient. The provision of alternate facilities for transit and non motorized transportation is 

therefore desirable to provide viable alternatives that recognize and support the community’s needs.  

 

The proposed transportation plan for the Foothills facilitates a choice of transportation modes and 

routes by designating pathways to facilitate walking and cycling. The proposed network also supports 

the eventual provision of transit service in the neighbourhood. Streets are intended to be designed 

more for lower speeds and less on street parking to reduce the impact of motor vehicles on the built 

form by regulating requiring the provision of off street parking.  

 

Silver Star Road 

Silver Star Road connects the neighbourhood to the City as well as the Silver Star Ski Resort and 

Sovereign Lake Nordic Centre. Originally a two lane road, Silver Star Road will be upgraded to address 

traffic demands, safety concerns and provide improved facilities for pedestrian and bicycle use. Silver 

Star Road through the neighbourhood is to be upgraded to provide one downhill lane, two uphill lanes 

and bicycle lanes with a centre median or left turn lanes at intersections and a separated pedestrian 

path on the north-west side of the road only. At the intersection with Phoenix Drive, a traffic circle is 

supported to provide traffic calming and improved access to and from the neighbourhood.   

 

Silver Star Road from south of the Plan area to past Star Road has a centerline road grade of 8% or 

more, therefore no traffic signals or flashing lights at crossings are supported in this section as stopping 

and starting on this slope during winter conditions can occasionally be challenging.  

 

An underpass is currently identified at the Blackcomb Way intersection as a future road development 

cost charge project.  However, alternatives for this intersection are currently being examined, and 

there is a possibility that this project could be replaced by a staggered intersection utilizing protected 

left turn lanes. A grade separated pedestrian crossing, either above or below grade, may be considered 

for the intersection at Foothills Drive. This crossing construction would be related to commercial 

development south east of Silver Star Road. 

 

Future Road Network  

Development within the plan area will involve extension of the existing road networks. These roads are 

to conform to City bylaw standards with the major road network providing connectivity through 

looping. Road structures will be designed to achieve their designated purpose while decreasing 

speeding. Road structure widths through environmentally sensitive areas are to be minimized. Road 

network routes and locations as illustrated in Map 8 are subject to detailed design and topographic 

and environmental issues, therefore variations should be anticipated.  

 

The ultimate extension of Nakiska Drive, past Wildwood Road through lands currently outside the City, 

is theoretical at this point. Though this corridor is to be protected both inside and outside the City, 

construction of the road will be dependent upon regional cooperation and development along the 

route.  The existing Hitchcock Road within the ravine area north of Wildwood Road would continue to 

be used as the primary access to lands in the northeast corner of the neighbourhood, and be closed to 

motor vehicle traffic upon completion of the Nakiska Road extension in this area, with this section of 



Hitchcock Road being converted to a multiuse trail. Access to development in this area may also be 

provided by local roads off of Silver Ridge Drive and/or Sun Peaks Drive. 

 

Map 8: Transportation Network 

 
  



Pathways and Trails  

A significant network of pedestrian and bicycle facilities are proposed throughout the Foothills 

neighbourhood to extend the existing system and provide connectivity between development areas, 

open spaces and amenities. Development is to provide works extending the current system and infill 

missing sections so that all anticipated linkages can be completed with the full development of the 

area. Coordination with the development community is required to ensure realistic expectations of 

these works attributable to each phase of development proposed.  

 

The neighbourhood has adjacent significant regional trails systems. The Grey Canal Trail and BX Creek 

Trail provide historic and environmentally significant walking experiences which attract users from a 

wide area. The adverse topography results in a variety of trail types to provide connection and access 

for a variety of users. Neighbourhood trails, multi-use pathways and sidewalks provide extensive 

pedestrian connectivity and allow residents to access key community destinations along a variety of 

routes throughout the neighbourhood (Map 8).  

 

Public Sidewalk and Multi-Use Pathways  

The public has expressed a desire for a separated multi-use corridor from the Plan area to B.X. 

Elementary School and the rest of the City. The current Development Cost Charge Transportation 

project, TR2, provides for a multi-use corridor from the Plan area to Pleasant Valley Road. Though this 

provides separated pedestrian and bicycle connectivity, revision of the Development Cost Charge 

Bylaw would be required to change the current identified project routing from Star Road to Silver Star 

Road north of East Vernon Road. This change would keep the corridor within City road rights of way for 

its entire length. 

 

Regional Trails 

The Grey Canal provides a wide, level pedestrian and bicycle corridor along the south and west side of 

the Plan area. Future improvements to the current trail works between Silver Star Road and Star Road 

are supported to provide a wider level connection to the BX Creek trail east of Star Road and a paved 

surface in this area to address adjacent higher density and commercial demands.  

 

Off Site Parking 

Additional parking facilities for visitor use of the Grey Canal trail are to be provided by future 

development as part of the extension of the Blackcomb Way. Spacing of these parking facilities is to 

take advantage of level irregularly shaped parcels and where reasonable access between the road and 

the trail can be achieved. These facilities also provide surplus visitor parking opportunities for 

residential pockets.  

 

On Street Facilities 

Sidewalks and trails between development sites are required as a condition of development to provide 

linkages between these areas and shortcuts that encourage non-motorized forms of transportation. 

Major roads are to provide on road bicycle lanes as part of a commuter cycling network linking 

residential areas and providing access to schools and commercial areas. On street parking in local 

residential roads is not to be assumed and development is to make allowances in design to provide off 

street parking and clustering of parking where possible. Provision of concrete sidewalks on all streets is 

not to be expected. Alternate, more sustainable works in local, low density, residential roads and 

specifically in cul-de-sacs that reflect area demands are to be anticipated. 

 

 

 



 

Public Trails  

Public trails complement the network of public sidewalks and are designed to connect parks, open 

spaces, destination lookouts, residential areas and regional trails. A dedicated public trail system 

linking residential pockets and connecting to sidewalks and major trails is to be provided. Corridors are 

to be determined and protected with construction of trails to be in advance of or form part of 

development. Trails through open spaces must take environmental issues into consideration to avoid 

or minimize the disturbance of sensitive habitat areas. Trails adjacent to development are to take 

privacy and safety concerns into consideration and be designed to be offset and lower than back yards 

where possible. Due to steep topography in the area and between development locations various trail 

types are to be anticipated. Where possible, trail grades are to be kept to a minimum provided this 

does not result in increased scarring or unnecessary environmental damage. The historical Hitchcock 

Road is proposed to ultimately provide a scenic major trail route adjacent to a major ravine between 

the multiuse trail system in Silver Star Road and the top of the hill.  

 

Emergency Access  

Connectivity to roads outside the Plan area is important for future planning, however, opening these 

for public vehicle use may create undesirable speeding and reliance on roads outside the City. Use of 

these connections for emergency access routes is desirable and supported by the City, the Regional 

District of the North Okanagan and Ministry of Transportation. Limiting the use of these emergency 

accesses to pedestrians and bicycles is supported and is to be provided for. 

 

9.1 Supporting Policies 

 

1. Adhere to the recommendations for traffic management and parking requirements presented 

in Transportation Infrastructure Assessment reports submitted as a requirement of 

development approvals.  

 

2. Develop and refine project specific street standards to: minimize cut and fill in road 

construction, reduce conventional curb and gutter infrastructure and explore alternative street 

lighting and drainage standards.  

 

3. Minimize the impact of collector standard streets within residential neighbourhoods through 

site sensitive, pedestrian oriented design, including landscape buffering and traffic calming.  

 

4. Accommodate the provision of future transit service through planning for future facilities 

and/or physical design requirements (pull-outs/bus stops on major roads at key locations).  

 

5. Connect collector roads to provide two directional access and egress to new development areas 

where possible.  

 

6. Provide pedestrian through connections and emergency access routes for cul-de-sac roads, 

where possible.  

 

7. Provide a network of trails, pathways and on street facilities to accommodate walking and 

cycling, including a trail network, sidewalks along roads, bicycle lanes in collector roads and 

multi-use pathways in the Grey Canal and Silver Star Road to accommodate both pedestrians 

and cyclists.  

 



8. Where appropriate, provide “end of trip” facilities for cyclists, including secure bicycle storage 

and/or bike racks at major transit stops and at the Neighbourhood Centre.  

 

9. Create a positive pedestrian realm within the neighbourhood through the provision of street 

trees, landscaping, pedestrian scale lighting, street furniture and permeable surface treatment 

where possible.  

 

10. Phase the improvement of pedestrian connections within the Neighbourhood Centre in 

conjunction with longer term build out and the provision of transit services. A grade separated 

pedestrian connection across Silver Star Road at Foothills Drive to the Neighbourhood Centre 

could be considered. 

 

11. Phase intersection improvements at all roads intersecting Silver Star Road, including traffic 

calming treatments at the intersection of Silver Star Road and Phoenix Drive, and at the 

Blackcomb Way intersection in conjunction with development of the Neighbourhood Centre.  

 

12. Where identified on the plan, access to lands beyond the Plan area shall be secured via 

provision of extended road design and implementation of road reserve or other agreed upon 

method of corridor protection, to be provided at time of subdivision.  

 

13. The provision of parking in all zoning districts will be in accordance with the intent and quantity 

required in City of Vernon Bylaw requirements with clustering as required to accommodate 

topography. Multiple use of on street and commercial property off street parking opportunities 

to be considered with appropriate agreements registered as required at the time of 

development application.  

 

14. The provision of parking for public park trail heads shall be in accordance with plans for 

expanded access to the Grey Canal.  

  



 

10.0 Utilities 

 

Expansion of the City’s infrastructure will be necessary to accommodate the proposed future 

development in Silver Star Foothills. Maps 9, 10 and 11 illustrate the utility servicing concept for the 

Silver Star Foothills Neighbourhood Plan. While recognizing the importance of satisfying the functional 

demand created by the growth in population and community activity, the planning of new 

infrastructure will also take into account and mitigate environmental impacts related to development.  

 

Water 

The Greater Vernon Water Utility currently services the neighbourhood by way of pump stations and 

reservoirs originating from the McMechan Reservoir in the East Hill. The on-site water distribution 

system was originally designed based on the development layout proposed by the original developer. 

This system was expanded as annexation increased the land to be developed and the availability of 

sites for new reservoirs to supply that demand.  

 

There are currently two reservoirs, two pump stations four PRVs and five pressure zones. Foothills 

Reservoir at 6805 Foothills Drive has a volume of 741 cubic meters and HWL of 665.6m. The Country 

Springs Reservoir at 7440 Sun Peaks Drive has a volume of 2253 cubic meters and HWL of 766.3m. The 

Country Springs Reservoir had an original capacity of 1210 cubic meters and was expanded to its 

current volume in 2007 by development. Latecomer Bylaw 4414 for the original development of the 

Country Springs Reservoir was adopted in 1997 but has since expired, though allocation as proposed by 

the bylaw is to be maintained. The existing water system cascades fire storage from the Country 

Springs Reservoir to the Foothills Reservoir to provide the required higher fire flow storage for the 

existing low density multifamily development in Manning Place. 

 

The PZ765 pump station, located at the Foothills Reservoir pumps water to the Country Springs 

Reservoir. The PZ865 pump station is located at the Country Springs Reservoir and is currently 

equipped with four small pumps that provide domestic peak hour flows for 49 single family units in the 

PZ815 zone. Future development of the PZ865 zone is not likely to require any additions to the pump 

station but will require installation of new pumps, a PRV, a transmission main and reservoir.  A 

latecomer bylaw for the pump station at the Country Springs Reservoir is pending to address the 

excess capacity those works provide. Expansion of McMechan pumpstation will be required in future. 

Under current bylaw standards development beyond 800 single family equivalent units will trigger this 

requirement.   

 

The current water system provides domestic and fire flows in four separate  pressure zones; PZ665, 

PZ715, PZ765 and PZ815. The system also provides service to customers outside the City in the PZ715 

pressure zone. Bates and Herbert Roads are supplied via a connection across Silver Star Road at 

Phoenix Drive with a PRV at the northeast corner of the Silver Star Road Bates Road intersection. A 

future reservoir with a TWL of approximately 865m will be required to enable future development 

above the PZ765 zone.   

 

Expansion of the water distribution system into the Plan area will require the installation of a new 

reservoir and transmission main, expansion of storage at existing reservoirs and looping of existing 

pressure zones to provide two directional flows to as many areas as practical. Modeling of the current 

system with proposed expansion of the developable areas and changes to land use will be required to 

verify reservoir, pumping station and main sizes. The Neighbourhood Plan currently envisions the 



potential for approximately 1944 units in the area, based on the maximum allowable density. In each 

pressure zone the resulting estimated number of units projected are identified as follows: 

 

 

Pressure Zone Units 

PZ665 429 

PZ665 Neighbourhood Centre 312 

PZ715 213 

PZ765 304 

PZ815 279 

PZ865 407 

 

Based on areas studies and associated City Council and RDNO board recommendations, areas outside 

the City may access or utilize the water system which are not identified in the above table. Supply to 

existing properties below the PZ665 reservoir in the L & A Road area, as well as lands to the north of 

the Plan area including the Keddleston (PZ865) area are assumed. Any reservoir construction or 

expansion in these zones is required to confirm with the City and RDNO regarding provision of any 

excess capacity for added lands currently outside the City.  

 

The Neighbourhood Plan proposes medium density in the PZ865 and PZ815 pressure zones. Based on 

the current bylaw standards the required reservoir storage must be adequate to enable 90 liter per 

second fire flows. Reservoir design is required to enable cascading of fire storage to lower pressure 

zones (PZ765 and PZ715 in this case), thus reducing that storage component currently being provided 

in the PZ765 reservoir. The resulting excess storage available in the PZ765 reservoir is to be utilized for 

future development in the PZ765 and PZ715 zones with any excess storage available to be utilized as 

fire storage to augment that provided in the PZ665 reservoir. Development in the PZ665 zone requires 

fire storage to enable a fire flow of 90 liters per second and thus is dependent upon cascading of some 

fire storage from the PZ765 reservoir until such time as that excess capacity there has been utilized, at 

which time the PZ665 reservoir must be expanded to provide the required fire storage for the PZ665 

zone.    

 

Calculations for proposed buildings larger than single family dwellings should be completed to verify 

that they will conform to BC Building Code standards and requirements and to identify if any system 

upgrades are required to provide fire protection. In future, expansion of the Foothills Reservoir will be 

required to provide the necessary storage for the neighbourhood centre in the PZ665 zone south of 

Silver Star Road. This will include fire storage for low density multifamily in the PZ665 area currently 

being provided by the Country Springs Reservoir. Development of the PZ865 reservoir will enable some 

fire storage to be transferred from the Country Springs Reservoir, freeing up that volume for additional 

development in the PZ765 and PZ715 zones. All new development including infill, is required to verify 

the remaining reservoir capacity. Payment of a latecomer charge for use of capacity provided for by 

others may be possible. The RDNO Greater Vernon Water Standards Bylaw #2063 is currently under 

review for amendments. Changes to the bylaw standards could result in changes to available reservoir 

capacity and sizing of future expansions.  

 



Water studies and reports done to date that provide information for this area include:  the 2004 

investigation by Agua, the March 2006 Foothills Water System Expansion report by Stantec, the March 

2007 Keddleston Area Water Supply Strategic Plan report by Associated Engineering, 1995 Water 

Supply Report for Keddleston Area by Shatzko Eng.  

 

Sanitary 

The City sanitary sewer system was extended into the Silver Star Foothills Plan area via Silver Star Road 

in 1986. This trunk main will continue to provide gravity service to the area. Map 10 illustrates 

conceptual layout of the existing and proposed  expansion of the sanitary servicing infrastructure for 

the Plan area.  

 

All development to date and the majority of future development in the area drain by gravity to this 

trunk main. The routing of flows in the Plan area must take the topography into consideration and 

ensure sizing is adequate to direct flows from areas beyond. The northwest quadrant of the Plan area 

slopes away to the north and will require a sanitary sewer lift station in order to be serviced as shown 

on Map 10. The top of the hill in the north east quadrant of the plan area is shown to drain by gravity 

to the north and east based on the area topography. Alternate servicing routing may be possible once 

detailed design for the area is investigated. Any change to the routing indicated will be reviewed by 

staff and if shown to reduce infrastructure and or maintenance requirements, and thus improve the 

sustainability of the system, may be supported.  

 

Drainage 

Development in the Plan area to this point has provided storm water retention in the two major 

ravines located above Silver Star Road.  Development upstream of these systems will utilize these 

systems for required storm retention. Latecomer Bylaw 4384 for the retention system between 

Foothills Drive and Foothills Place was paid out by development, therefore use of this system to 

develop lands in the area must adhere to the allocation as defined by the bylaw. Development within 

areas not utilizing these facilities for storm water retention will result in the construction of new storm 

water management facilities to conform to City bylaws regarding storm water discharge from the site 

to the predevelopment flow rates. These areas include the northwest and northeast quadrants and 

possibly the Neighbourhood Centre. The Storm Water Management Plan currently includes a piped 

system for the minor flow events and routes the major flows overland. This concept will continue 

throughout the remaining phases of the development.  

 

Map 11 provides a conceptual layout of catchment boundaries, drainage patterns and existing and 

proposed expansion of the storm water drainage infrastructure for the Plan area. The storm water 

drainage within the Neighbourhood Plan area is divided into several sub-basins which have been 

grouped into three distinct catchment areas, as indicated on Map 11. 

 

Storm water studies done to date that provide information for this area include: the 1991 Silver Star 

Road Storm Drainage study by UMA, the 1995 Storm Water Management Report, the 2001 Master 

Drainage Plan by Dayton & Knight, the 2007 Stormwater Management Report by Agua and the 2008 

Drainage Basin Study – Upper BX Creek by MMM. 

 

Shallow Utilities  

The Silver Star Foothills Neighbourhood Plan area will be serviced with underground hydro, telephone, 

cable and gas services, designed according to the City of Vernon’s Hillside Guidelines. The only existing 

overhead works in the area are the BC Hydro works in Silver Star Road. 

 



Map #9: Water Distribution Master Plan 

 

 



Map #10: Sanitary Master Plan 

 

 



Map #11: Drainage Master Plan 

 

 
 


