Anmore South
Infrastructure
Financial Analysis
The Anmore South Infrastructure Financial Analysis
was initiated in response to community input
during the first phase of community engagement
on Anmore South. Residents indicated they
would like more up-to-date information related
to the servicing and financial impacts of different
development models. This report provides an
important resource for assessing how different
types of development would affect the Village
from the perspective of infrastructure management
and financial sustainability, regulations and related
approval requirements, where developable areas
could be located and what forest areas would
be most appropriate for dedicated land that is
provided to the Village.
The Anmore South Infrastructure Financial Analysis report
submitted by ISL Engineering provides assessments for
two development scenarios: both under a Rural designation.
There will also be an assessment of the infrastructure
and financial impacts for a third scenario under an Urban
designation; however, with the recent letter of intent from
the landowner, icona, regarding a proposal coming forward
at the end of November, ISL has recommended waiting
until the specific application is submitted to complete the
analysis as this will allow for an assessment based on
actual data rather than theoretical.

Map credits: Map data © OpenStreetMap contributors. Map layer by Esri.

The Anmore South Infrastructure Financial Analysis report
is focused on the infrastructure requirements to provide
servicing in the two development models along with the
financial implications for those costs based on current Village
bylaws, policies and regulations. The studies also include
considerations for potential forest areas for dedicated land
and Community Amenity Contributions (CAC), which are
payments to the Village based on the increased value of the
land due to rezoning. It is important to emphasize that the
scenarios are models only and do not in any way reflect
an actual development proposal.

	“This report provides an important resource for
assessing how different types of development
would affect the Village.”
The following is a summary of the findings for each scenario,
recognizing that additional work will be required on
Scenario 3 when specific data is available.

To view the detailed report, please visit the Anmore South
page under Community Planning at anmore.com.
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Number of Parcels:

312
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Single-family homes
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811
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To be determined based on development
application

Housing Type(s):

Townhouses and condominiums

Estimated Residents:

To be determined based on development
application

Dedicated Land:

50% (75 acres)

CAC:

To be determined based on development
application

This development model is consistent with some of the newer
residential areas in Anmore with one-acre lots, and results
in the smallest population increase. This scenario does not
include infill, which is a future option for property owners
under the current Infill Development Policy.
The infrastructure capital cost is $51 million and the
replacement cost per year is $790,000. It is important to note
that although the assessment shows the replacement cost
per parcel – the Asset Levy – is $6,580 for comparison
purposes, these types of costs are integrated into Village
budgets overall and paid by the entire community.

This scenario is consistent with other CD zone neighbourhoods
in Anmore. Because this scenario would involve a rezoning
application, it includes a process for Council to hear from
the community before making a decision, as well as the
opportunity to negotiate a Community Amenity Contribution
and increased dedicated land.
The 1/4 acre lot size allows for a septic system on each
property. Only single-family houses are permitted; no coach
houses or secondary suites. Although secondary suites have
been allowed in some CD zones, the lot sizes were larger in
those circumstances, and it is assumed that suites on lots as
small as ¼ acre would not be allowed.

*Note: There is no current zone of this type in Anmore,
and the zoning and land use designation change would
only apply to Anmore South.
Assessing a theoretical model for Scenario 3 was challenging
as there are many variables involved, and several assumptions
were needed related to housing types, commercial options
and number of units. As well, because Anmore does not
have a multi-family zone or commercial tax rate, there are
no existing neighbourhoods that can be used for comparison
and assumptions.
While the initial plan was to develop a scenario based on
these assumptions, including considerations for commercial
services and assessment of routes for service installations,
icona has now officially advised the Village that it will be
submitting a rezoning application and Official Community

For the purposes of the model, the tax impacts are estimated
to be $405 based on evenly distributing the additional tax
requirements across all parcels in Anmore.
It’s important to note that this is a generalized way of
attributing the variance. In practice, the tax assessment for
each property is a complex budgeting scenario and is based
on the entire tax roll and the expenditures of the municipality.
This evaluation is provided to give an idea of what the impact
might be in the future.

The infrastructure capital cost is higher than Scenario 1
at $68.5 million as more infrastructure is needed for this
scenario because it requires more road and water connections
due to the increased number of parcels. The infrastructure
replacement cost per year is $875,000, and the Asset Levy
per parcel is $2,800. As a result, the per parcel costs for
infrastructure replacement are lower as they are spread out
over more properties (four lots per acre instead of one
per acre), and the tax impacts are estimated to be less
than Scenario 1 at $215.

Plan (OCP) amendment by the end of November.
The development proposal that is submitted may not be
accepted by Anmore Council; however, it would form an
appropriate basis for a more accurate analysis for Scenario 3.
Based on the analysis that was completed to date for Scenario
3, it was assumed that this kind of development would have
a mixture of housing types including townhouses and lowrise condominiums. This would involve the highest increase
in residents, which has other cost impacts such as increased
police and fire costs and additional Village staff requirements.
As well, this type of development would require a sewer
connection, which means that Anmore South would need to be
included in the Urban Containment Boundary.
(Continued on reverse)

(Scenario 3, continued from inside)
Based on these basic details, this scenario would involve the
highest infrastructure capital cost involving $40 million for
Anmore’s infrastructure and $60 million for Metro Vancouver
connections to the regional sewer system and water system.
The Village’s infrastructure cost would be $780,000 per year.

The financial implications, including the Asset Levy and
Community Amenity Contribution, are based in part on
the number of units involved, as well as other cost factors,
and would need to be factored into the assessment.

Looking Ahead
It is important to note that if Council chooses to proceed
with icona’s development application, and if the proposal
is consistent with Scenario 3 identified for the study –
a multi-family development under an Urban designation –
it would require a rezoning application, an OCP amendment
and an application to Metro Vancouver to change the land use
designation. These are comprehensive processes that take
time and include opportunities to hear from the community.
As well, while having this servicing and financial assessment
is a useful tool for the Village to assess development models,
a number of additional studies would be required as part of
a development application:
• Comprehensive traffic analysis

Meet With the
Experts: Open House
December 6, 2021
Have questions about the studies?
Looking for additional information about
the analysis and assessment?
We encourage you to attend an open house
so that you can meet with experts from
ISL Engineering and GP Rollo & Associates.

• Environmental impacts study

Monday, December 6, 2021

• Required services and financial impact assessment,
including additional Village staff and potential requirements
for additional policing and fire response

7 p.m.
Zoom meeting

• Commercial development impacts and analysis,
including assessment related to zoning, tax rates and
revenue impacts

The Zoom link for the virtual open house is posted
under Next Events at anmore.com. We encourage
residents to email questions in advance to
cboit@islengineering.com.

• Community Amenity Contribution assessment based on
increased value of the land through rezoning (if applicable)
• Dedicated land provision requirements
• Emergency response impacts assessment

If you are not able to attend the virtual open house,
please email your questions, and we will contact
you directly.

• Community engagement

Visit anmore.com for the most reliable information about Village projects, initiatives and events
and to sign up for our email notifications to be advised of all the latest news.
2697 Sunnyside Road
Anmore, BC V3H 5G9

village.hall@anmore.com
anmore.com
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