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Visual Impact Assessment
Preserving the Natural Setting

Conservation Framework
Dedicates 35% (21.52 ha | 53.18 ac) of Anmore South as 
Protected Natural Area to preserve the forested character 
and mitigate the scale of visual impact.

Road to maintain Anmore’s forested arrival sequence.

Natural Interface

development and adjacent residential neighbourhoods.

Natural Topography

grading.

Clustered Development

and ensure natural landscape connections.

Building Heights

visual impact above the forest ridgeline. 

Native Screening

appearance of buildings.

Street Trees

Minimize Light Pollution

preserve night skies.

Aerial view looking north from First Avenue (along left side) Aerial view looking south west from Anmore Community Hub (in foreground) Aerial view looking south from Crystal Creek Drive (in foreground) 

A visual impact assessment was prepared by Placemark using 1m LiDAR contour data within 

neighbourhood layout and building massing. 

The Preferred Plan incorporates the following mitigations:
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A detailed Transportation Impact Assessment of the Preferred Plan was prepared by Bunt & 
Associates to assess the capacity of the street network proposed within Anmore South and its 

Analysis

Transportation Impact Assessment
Technical Review

Ioco Rd. 

Regional corridors (East Rd and Ioco Rd) and 

neighbouring municipalities.

Anmore.

Assessment

of increased transit, improve connections for active 

number of vehicle trips to and from the Village over 

Management 
Proposed Transportation Demand Management 

reliance on private vehicles through neighbourhood 

ratios and enhanced public transit.

Monitoring
Updated Transportation Impact Assessments are 

Small scale upgrades on East Road and Ioco Road 
including left turn lanes and bus pullouts

TransLink to develop a coordinated approach to 
transit improvements. 
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Transportation Network
Technical Review

STREET HIERARCHY PEDESTRIAN + CYCLE NETWORK PUBLIC TRANSPORTATION

The Preferred Plan supports future enhancement of the 

At full build out the Preferred Plan supports enhancements 

Local

Pavilion

Potential Trailhead Public Parking
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Environmental Impact Assessment
Technical Review

Terrestrial + Wildlife Habitat

of terrestrial species groups, including invertebrates, mammals, birds, 
amphibians and reptiles, and native plant communities.

An Environmental Impact Assessment of the Preferred Plan was completed by AquaTerra 

Aquatic + Fish Habitat

Impact Assessment 

operational phases.

Proposed Mitigation

Design and implementation of an Invasive Species Management Plan.

environmental regulations, including the Riparian Areas Protection 
Regulation.
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Environmental Impact Assessment
Technical Review

Development Lands
58%

Neighbourhood Park

Protected Natural Area 

Retained Riparian Area

TERRESTRIAL HABITAT WATERCOURSES ENVIRONMENTAL NETWORK

Invasive Species Dominated Area

Streamside Protection and Enhancement 
Area (SPEA) Setback

The Anmore South Preferred Plan incorporates the following 
environmental design considerations:

A total of 22-hectares (35%) of the land is proposed for dedication as 
Natural Protection Areas

neighborhood parks.

Public streets have been designed to minimize the number of stream 
crossings

interactions during the operational phase.

Designed to expand environmental setback areas
minimum requirements of the Riparian Area Protection Regulation and 

aquatic and terrestrial species.

Terrestrial Areas / Wildlife Design Elements

Design of neighbourhood considers hillside conditions including soils 

corridors.

of mitigation approaches.

Aquatic Areas / Fish and Fish Habitat Design Elements

(35% of total area).

Anmore South more than doubles the total lands dedicated 
to green space (including parks) in comparison to the current 

The Anmore South Neighbourhood Plan is subject to higher 

2%

1%

5%

5%

38%
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Municipal Servicing Infrastructure
Technical Review

Proposed Reservoir

Proposed Distribution Main190m Zone

150m Zone

125m Zone

95m Zone

Proposed Pump Station

Proposed Pressure Reducing Valve

The Infrastructure Servicing Report was prepared by Aplin Martin to determine the proposed 

South Preferred Plan. 

DRAINAGE PLANSANITARY INFRASTRUCTUREWATER INFRASTRUCTURE

a feeder main, a reservoir, distribution mains, and three pressure 
reducing valves (PRVs). 

neighbourhood.
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Financial Categories
2024 

Financial 
Plan

With 
Anmore 
South

Net 
Impact of 
Anmore 
South

Total of relevant costs $3,931,138

Total of relevant costs 

South)

Net Impact (Village Budget)

South)

$313,255 $0

including operating costs + 

Fiscal Impact Analysis
Technical Review 

$ $

Municipal Property Tax 
~92% of Total Revenue
The main driver for increased revenue for the Village of 

units and 55,000sq ft of commercial space, using 

properties.

rate to be conservative. If Anmore charged a business 

Other Revenue Items
~8% of Total Revenue

miscellaneous income (penalties and interest).

Net Revenue Impacts from Anmore South

General Government

Anmore South, like servicing a larger population. 

Public Works

Amortization of New Assets

of replacement or refurbishment.

Police Servicing

costs. 

Fire Servicing

and Belcarra. 

REVENUE COSTS NET FISCAL IMPACT 

improvement of ~$1.3 million for the Village. 

After accounting for the elimination of the Police 

the Anmore South Preferred Plan on the Village of Anmore. The analysis is designed to test the 

$696,000

$
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Economic Impact Analysis
Technical Review 
The Economic Impact Analysis was prepared by Deloitte to summarize the economic impacts 

Village of Anmore.

EMPLOYMENT DEMOGRAPHICS AND HOUSING 

Current Situation

half of residents commute outside the 

for Anmore’s current concentration 

home, such as students or seniors 

opportunities.

Job Creation
Anmore South at full buildout is 

through the commercial and public 

and increased demand for public 
services resulting in additional jobs in 
local government and education.

Current Situation 
Anmore’s current housing stock is almost 

housing demand over a lifetime. 

Housing Options

their changing housing needs over the course of 
their lifetime.

South long term

construct Anmore South~400

3,500

Business Opportunities
Anmore South’s proposed population 
can support 55,000 sq ft commercial 

It provides the critical population to 

cluster of health professionals residing 

Construction
Anmore South is calculated to 

development estimated at 3,500 
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Retail Market Analysis
Technical Review 
The Retail Market Analysis was prepared by City Squared Consulting to assess the demand for 

Anmore South residents.   

Anmore South Retail Nodes

Distance from Anmore South Retail

Retail Trading Area

RETAIL TRADING AREA

Demand Assessment 

centre.

Anmore South Commercial Crossing

First Avenue Retail

First Avenue Retail Node 

retail. 

Visitor Impact

retail, larger food and beverage retail and some region 
serving retail stores.

Commercial Crossing 
Based on the trade area population and retail demand 

supportable. 

supportable.

Supportable Retail


