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The Neighbourhood
The Brunette Creek neighbourhood is located in the eastern part of New
Westminster between East Columbia Street and the New Westminster/
Coquitlam border. The Fraser River lies along the neighbourhood’s southern
boundary and the Brunette River flows through the area.

The Brunette Creek neighbourhood contains about 130 land parcels
occupying an estimated 270 acres. The area is presently developed with a
diverse mix of land uses, with industry as the predominant use. The area is
currently zoned for heavy industry (about 75 percent of total land area),
light industry (about 20 percent of total land area) and a mix of single-
detached housing, commercial services and parking (about 5 percent of
total land area).

Current Outlook
At the present time, a number of significant projects and processes affect
the Brunette Creek neighbourhood:

• the Millennium SkyTrain extension with new stations on
Brunette Avenue at Braid Street and at Keary Street;

• the recently-created Sapperton Landing foreshore park;

• the Brunette Basin Watershed Management Plan;

• ongoing discussions about potential transportation works (e.g.
North Fraser Perimeter Road, United Boulevard Extension);

• Provincial environmental regulations (e.g. the Fish Protection
Act) which may affect land near the Brunette River;

• the Greater Vancouver Regional District (GVRD) Brunette-
Fraser Greenway and associated streamside protection
initiatives; and,

• an evolving local economy and the recommendations of the
City’s High Tech Study.

Map 1: Location of Brunette Creek Neighbourhood
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The Planning Process
The City of New Westminster Official Community Plan identifies the
Brunette Creek neighbourhood as an area for further study. In the spring of
2000, the City of New Westminster received a grant under the Province’s
Community Planning and Development Grant Program. The funding was
allocated for the preparation of a neighbourhood study leading to the
adoption of a neighbourhood plan.

In September 2000, a consultation session was held in the Brunette Creek
neighbourhood. City and GVRD staff met with area residents, business
owners and property owners to gather comments on issues and
opportunities for the future of the study area. The ideas generated at this
open house informed the direction of the background studies. At this time,
the Brunette Creek Advisory Group and the Brunette Creek Information
Group were established to comment on the study findings. The composition
of these groups included:

• Advisory Group: representatives of local business and
property owners, residents’ associations, environmental and
cycling groups, the Royal Columbian Hospital, development
and real estate industry; and,

• Information Group: municipal, regional, provincial and
federal government agencies with an interest in the area, and
study area business owners and residents’ association
representatives unable to attend the regular meetings of the
Advisory Group.

In early October 2000, a consulting team was retained to prepare
background reports detailing environmental, industrial (land use) and
transportation considerations in the area. Comments provided by the
Advisory and Information Groups on each of the three reports were
incorporated into subsequent drafts. The options and recommendations
included in these reports have informed the development of this Plan.
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The Purpose of the Plan
The Brunette Creek Neighbourhood Plan will provide a neighbourhood
vision that balances the economic, environmental and social needs of the
area, and considers the relationships between this neighbourhood and the
city as a whole. The goals and recommendations outlined in this document
represent a shared vision between area and city-wide residents, as well as
community groups, the business sector, area property owners, and various
levels of government.

Application of the Plan
The Brunette Creek Neighbourhood Plan forms a part of the City’s
Official Community Plan. The Local Government Act authorizes local
governments to adopt an official community plan. An official community
plan is a general statement of the local government’s broad objectives and
policies which detail the form and character of existing and proposed land
uses, including servicing requirements. Once an official community plan is
adopted, all bylaws enacted and public works undertaken must be
consistent with the goals, objectives and policies outlined in the plan. An
official community plan, however, does not commit or authorize a
municipality to proceed with any project specified in the plan.

Structure of the Plan
The Brunette Creek Neighbourhood Plan is organized into four chapters:
Land Use, Environment, Transportation and Economic Development and
Stewardship. Each chapter begins with a vision for the area, followed by
background information and existing policy with regards to issues in the
neighbourhood. The chapter also contains goals (vision statements about the
anticipated future for the area) and recommendations (specific statements
about how the goals can be accomplished).



Part A: Land Use
Vision: Land uses in the Brunette Creek neighbourhood will support the
City’s economic development goals, while demonstrating a best management
practices approach to environmental enhancement.
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Land Use Patterns
The Brunette Creek neighbourhood is occupied primarily by industrial land
uses. The (M-2) Heavy Industry zone accounts for about 75 percent of
total land area and the (M-1) Light Industry zone accounts for about 20
percent. The remaining land (an estimated 5 percent) is zoned for single
detached dwellings, commercial services and parking.

A healthy industrial sector is of great importance to New Westminster. As
one of the most stable sectors in the local economy, the industrial sector
offers long term employment opportunities and is a major contributor to the
municipal tax base. Manufacturing and transportation, communication and
utilities (TCU) are important sub-sectors in New Westminster’s existing
industrial mix.

The Lower Mainland Employment Study identifies the availability of
centrally-located, accessible and good quality industrial and business park
lands as one of the three most significant factors in determining the location
of employment in the region.  If North Fraser Perimeter Route
improvements are realized, a more intensive land use pattern could be
anticipated in this neighbourhood. The Brunette Creek neighbourhood is
positioned be an important employment base in the city and the region.

Existing Policy
The City of New Westminster Official Community Plan outlines the
industrial goals for the city. Priorities include retaining industrial jobs and
opportunities in the city, promoting New Westminster as a competitive
industrial centre in the Greater Vancouver region, supporting efficient
access to industrial sites, and attracting labour-intensive, clean, industry and
high technology businesses.

According to the Industrial Land Use Report, the neighbourhood is well
suited for light industrial development. This finding was made based on the
economic outlook for the region and a review of the strengths and
weaknesses of the area.
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The role for municipal government in creating industrial opportunities
includes:

a) Municipal leadership through the establishment of strategic
visions, goals, and objectives;

b) Planning (e.g. official community plan, industrial and financial
policies);

c) Land use management (e.g. industrial land use policies,
zoning) and infrastructure; and,

d) A positive business culture (e.g. partnerships, innovation) and
business climate (e.g. regulations, licenses, taxes and fees).

Goals and Recommendations
1. The area designated “Industrial” on Map 2 will

accommodate industrial and ancillary land uses.

1.1 Review and consider updating the industrial sections of the
Zoning Bylaw to include general, performance-based
regulations (e.g. regulate possible impacts of land uses such
as noise, traffic) and remove references to highly specific
and possibly outdated industrial uses.

1.2 Review and consider updating the Zoning Bylaw to allow
light industrial uses in addition to heavy industrial uses in the
area.

1.3 Review and consider updating the Zoning Bylaw to allow
environmentally-sensitive, water-dependent industry along the
Fraser River lands east of Brunette Avenue.

1.4 Review and consider updating the Zoning Bylaw to allow
retail or wholesale uses which are ancillary to light and heavy
industrial uses (e.g. manufacturer’s showroom).

1.5 Review and consider updating the Zoning Bylaw to allow
residential caretaker units to help increase active and passive
security in the area, provided that vehicular traffic impacts
are limited.
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Map 2: Land Use Concept
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1.6 Continue to allow railway lines and operations as a
transportation option for the Brunette Creek neighbourhood.

2. The area designated “Business Park” on Map 2 will be a
business park maximizing job creation opportunities as well
as the range of transportation possibilities available.

2.1 Consider the creation of a Comprehensive Development
(CD) District to accommodate a mix of uses most suited to
this area’s  opportunities (e.g. transportation, employment,
residential).

2.2 Review and consider updating the Zoning Bylaw to
encourage the provision of flexible office space for non-
population dependent businesses (e.g. biotech research,
communications centres or other offices which, by their
nature, do not generate high levels of visits by clients).

3. The area designated as “Business Park” on Map 2 will be
developed in a manner that supports people living, doing
business and accessing recreation opportunities on site and
in the area around it.

3.1 Encourage business park and related uses that, through their
proximity, complement each other and promote the use of
available transportation options.

3.2 Review and consider the potential for housing in this area as
a buffer between existing residential and non-residential uses.

3.3 Ensure the design for any residential land uses is sympathetic
to existing residential uses (e.g. enables adequate light and
open space).

3.3 Encourage site development that promotes connections from
the area to the Brunette-Fraser Greenway.
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3.4 Encourage commercial development which meets the needs
of businesses, employees and residents in the immediate
neighbourhood as well as SkyTrain users (e.g. restaurants,
fitness and recreation facilities).

3.5 Through site planning and design, seek to minimize potential
conflicts between land uses in the area and neighbouring
uses.

4. Land uses for the area designated “Mixed Use” on Map 2
will include land uses which benefit from the adjacent
transportation corridor, but do not generate a significant
increase in vehicle trips.

4.1 Review and consider updating the Zoning Bylaw to allow the
creation of medical offices/uses and non-population
dependent office space (e.g. biotech research,
communications centres or other offices which, by their
nature, do not generate high levels of visits by clients).

4.2 Review and consider updating the Zoning Bylaw to allow the
creation of light industrial land uses.

4.3 Review and consider updating the Zoning Bylaw to allow the
creation of fitness and recreational uses (e.g. climbing gym,
squash and racquetball courts).

4.4 Review and consider updating the Zoning Bylaw to allow the
creation of innovative housing types (e.g. live/work and
work/live units) which reflect the industrial character of the
neighbourhood in terms of design as well as use.

4.5 Ensure that vehicular access to this area is from Brunette
Avenue or Braid Street, rather than Rousseau Street.



5. The area designated “Commercial - Transit Oriented” on
Map 2 will include a mix of land uses which benefit from the
presence of the transit, institutional and commercial uses
nearby.

5.1 Review and consider updating the Zoning Bylaw to allow the
creation of non-population dependent office space (e.g.
biotech research), health related office uses, light industrial
uses, retail or service uses (e.g. newsstand, restaurant), and
live/work residential uses.

6. The Sapperton Landing foreshore park, designated as
“Park” on Map 2, will  provide opportunities for recreation
and access to open space, and will demonstrate riparian
habitat compensation methods.

6.1 Encourage site designs which promote connections to the
Brunette-Fraser Greenway.

6.2 Consider commercial land uses which are consistent with
park and community facility uses (e.g. restaurant, art display
and retail).

6.3 Explore opportunities to preserve and enhance the heritage
character of the Wharf Building.



14 Brunette Creek Neighbourhood Plan



Part B: Environment
Vision: The environmental conditions in the Brunette Creek neighbourhood
will be improved over time as sites redevelop and obtain compliance with
current environmental standards.  Adherence to environmental standards
respecting water quality, soil, fish habitat and flood plain management will help
ensure the sustainability of these resources.
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Soil Conditions
Over the last 130 years, much of the land in the Brunette Creek
neighbourhood has supported heavy industrial uses. Consequently there is
potential for soil and ground water contamination. The implications of soil
contamination include the concern that contaminants might migrate into the
Brunette or Fraser rivers.

Provincial regulations require that potential soil and groundwater
contamination be investigated prior to most planning approvals and land
transactions. This requirement, as well as the costs of soil remediation, can
be costly for property owners and may act as a disincentive to site
development. One option for property owners may be to partner with a
“brownfield” developer who has established expertise in purchasing,
remediating and redeveloping contaminated sites.

In cases where there is potential that the remediation process may cause
additional environmental damage (e.g. where restoring soils in a riparian
area might cause contaminants to leach into a watercourse), property
owners might seek Provincial approval for less harmful remediation
alternatives.

Contingent upon Provincial approval, some contaminated sites may be
suitable to be capped (e.g. with a layer of clean soil, asphalt, concrete or
geomembrane that restricts infiltration and potential mobilization of
contaminants into the groundwater system).

Existing Policy
Under Provincial requirements (e.g. the Contaminated Sites Regulation
for the Waste Management Act), a person who knows or should reasonably
know that a site has been used or is used for industrial or commercial
purposes or activities must provide a site profile when applying for certain
municipal approvals. Under these requirements, the City of New
Westminster is required to ensure that a site profile is submitted upon
application for a zoning change, development permit, development variance
permit, soil removal permit, demolition permit, or subdivision approval.  In
addition, the City obtains a site profile with all non-single detached building
permit applications.  The Provincial ministry evaluates the site profile and
informs the City about the conditions of the soil.
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Goals and Recommendations
6. The soil conditions in the Brunette Creek neighbourhood

will be improved over time to meet Provincial standards.

6.1 Continue to process site profiles in accordance with
Provincial and City regulations.

6.2 Through City policies encourage more intensive land uses
(e.g. light industries) in order to foster higher land values in
the area and making remediation of contaminated sites more
financially feasible for property owners.
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Fish Habitat
The lower Fraser River, especially the marshy foreshore area, provides
habitat for fish, aquatic mammals and birds. Young salmon use the
foreshore areas as a transitional location between spawning tributaries and
ocean migration.

According to an Environmental Overview Study (prepared for the City in
1997), the Brunette River is considered one of the most important fish
streams in the Lower Mainland, likely due to its relatively high diversity of
fish species and habitat types.

Fish habitat includes not only the aquatic ecosystem, but also the stream
corridor and riparian terrestrial ecosystem. The terrestrial ecosystem is a
vital component in ensuring aquatic habitat health and also provides
corridors for wildlife passage.

Existing Policy
The Land Development Guidelines for the Protection of Aquatic
Habitat jointly prepared by the Federal Department of Fisheries and
Oceans and the Provincial Ministry of Water, Land and Air Protection
(formerly the Ministry of Environment, Land and Parks) contain guidelines
for urban and industrial development, including leave strips, site
development practices, and stormwater management. These guidelines are
appropriate for development in the Brunette Creek neighbourhood, and
suggest 15 metre setbacks from top of bank for low density residential
development, and 30 metre setbacks from top of bank for high density
residential, commercial and industrial development.

The Provincial Streamside Protection Regulation enacted under the
provincial Fish Protection Act in January 2001 requires local governments
to establish streamside protection and enhancement areas in residential,
commercial and industrial zones and to identify these areas through their
land use plans and regulations by the year 2006. Streamside Protection
Areas (SPAs) will be designated for streams and will be based on
streamside features and habitat values of each stream. There are
opportunities to customize the required setbacks which could include
recognition of vegetation enhancement, in-stream fish habitat enhancement,
and averaging (e.g. increasing the setback in some areas to offset
decreases of the setback in others). In general, these options provide a
degree of flexibility to what would otherwise be a rigid setback of 15 or 30
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meters (depending on location). The intent of the Streamside Protection
Regulation is to ensure the protection of urban aquatic habitat while
remaining flexible so as not to unduly restrict development opportunities.

The province has established an Advisory Committee to review options for
implementation of the Streamside Protection Regulation, and to evaluate
approaches to scientifically-based fish and fish habitat protection.

The Fraser River Estuary Management Program (FREMP) has developed
a foreshore mapping and classification system developed with cooperation
and consultation between all levels of government, port authorities and First
Nations. Area designation agreements link FREMP foreshore classifications
with municipal land use designations on the dry side of the dyke, and are a
tool used to ensure that human activities in the estuary are sustainable.
FREMP designates the Fraser River shoreline east of the Brunette River
mouth as primarily industrial with some recreation, log storage and
conservation use. The shoreline west of the river mouth is designated for
primarily recreation with some conservation use.

The Brunette Basin Watershed Plan was created as part of the process
which resulted in Greater Vancouver Regional District’s Liquid Waste
Management Plan. The Plan includes objectives to protect and enhance
the integrity of the aquatic and terrestrial ecosystems in a manner than
accommodates growth and development. Key themes relate to impervious
areas (minimizing increases and striving for long-term reduction through
Best Management Practices), stream corridor protection (long-term
establishment of effective buffer to benefit stream habitat, recreational use
and flood protection) and an integrated approach (education and application
of Best Management Practices for sediment control, non-point source
pollution and spills).

Goals and Recommendations
7. The streamside habitat along the Brunette River will be

maintained and enhanced.

7.1 Encourage proposals for the development of active and
passive recreational facilities that enhance streamside habitat
along the Brunette River.
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7.2 Encourage initiatives by the Greater Vancouver Sewerage
and Drainage District that would examine options to increase
water flow levels in the section of the Brunette River
between the flood diversion channel and the estuary, provided
that flood control objectives upstream are not compromised.

7.3 Encourage efforts to implement in-stream habitat complexing
in areas of the Brunette River deemed suitable by
environmental analysis, provided that these measures would
not compromise river hydraulics or streamside vegetation.

7.4 During site redevelopment, encourage the removal or
relocation of roads and buildings located within established
Streamside Protection Areas (SPAs)  and the revegetation of
streamside areas.

8. The City will work with the Province to enhance the
protection of fish habitat.

8.1 Monitor the outcome of a Provincial review process which
may result in changes to the Streamside Protection
Regulation and the Fish Protection Act.

8.2 As required by Provincial regulations, prepare Zoning Bylaw
standards to implement streamside setback requirements.
This approach would enable a variance application process,
thereby ensuring flexibility in applying streamside setback
requirements based on the different qualities of aquatic
habitat in the area.

9. If mandated by Provincial regulations to create streamside
setback requirements, the City will act to meet all Provincial
requirements for streamside fish habitat protection.

9.1 Evaluate opportunities for tailoring streamside setback
regulations to the specific conditions in the Brunette Creek
and Fraser River.

9.2 Focus any streamside vegetation and shoreline aquatic
enhancement in areas along the Fraser River designated for
conservation.



21Brunette Creek Neighbourhood Plan

9.3 Ensure that streamside habitat restoration efforts minimize
soil disturbance, so as not to have a negative affect on the
environment through the movement of contaminated soils.

10. The City will pursue an integrated approach toward
preserving and enhancing aquatic habitat in the Brunette
River.

10.1 Investigate opportunities for partnerships (e.g. the Greater
Vancouver Regional District pilot environmental management
model in the lower Brunette River) to achieve common goals
for aquatic habitat in the Brunette River.

10.2 Investigate funding opportunities for the enhancement of in-
stream and streamside aquatic habitat.

10.3 Encourage partnerships and communication between all
levels of government, community groups, educational
institutions, property owners and businesses in the area, the
Fraser River Port Authority and the Fraser River Estuary
Management Program to further fish habitat improvement
efforts.

10.4 Consider assisting in the creation of a local partnership,
comprised of land owners, businesses, community groups and
other interested parties, which would co-ordinate local clean
up efforts (e.g. removal of refuse from the streamside).
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Water Quality
The Environmental Report identifies a range of contaminants in the
Brunette River, as well as a number of unpermitted commercial outflows.
Possible sources of the toxic substances include stormwater runoff and
industrial land uses in and around the Brunette watershed.

Due to the nature of existing land uses, a considerable amount of land in the
neighbourhood is covered by impermeable surfaces (buildings, paving). The
presence of impermeable surfaces reduces the absorption of stormwater
runoff, more of which enters the Brunette River.

Existing Policy
The City of New Westminster Official Community Plan includes policies
and priorities to endeavour to maintain natural water flow along the
Brunette River, participate fully in the GVRD Liquid Waste Management
Plan.

The GVRD Liquid Waste Management Plan outlines a number of
initiatives to improve water quality, including the integration of stormwater
management planning in the Brunette  watershed.

The Brunette Basin Watershed Plan includes objectives to protect and
enhance the integrity of aquatic ecosystems in a manner than
accommodates growth and development. An objective of the Plan is to
minimize health and safety impacts related to flooding and poor water
quality. The Plan recommends that the City seek to minimize increases and
strive for long-term reductions in impervious areas through Best
Management Practices.



Goals and Recommendations
11. The water quality of commercial and stormwater outflows

entering the Brunette River will be improved for aquatic
habitat.

11.1 Strive to raise awareness about the potential for
environmental damage related to discharge from outflows
into the Brunette River, and encourage property owners to
ensure outflows meet all treatment and management
requirements.

11.2 Support and participate in the Greater Vancouver Regional
District Liquid Waste Management Plan.

11.3 In conjunction with initiatives to preserve and enhance
aquatic habitat, encourage the planting of vegetation in
streamside areas.

11.4 Strive for long term reductions in impervious areas through
Best Management Practices and other means.

11.5 Encourage industrial land uses to limit the exposure of
potential pollutants to rainfall and stormwater runoff (e.g.
covered storage facilities, contained industrial processing).

11.6 Encourage industrial land uses to conduct regular site
cleaning (e.g. recycling of empty drums, removal of
hazardous substances and wastes) to reduce the amount of
pollutants available to enter stormwater.

11.7 Encourage the use of site-specific water treatment controls
and alternative treatment technologies which have a positive
impact on water quality and runoff.
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Flood Plain Management
A flood relief channel was excavated from the Brunette River to the Fraser
River in 1982 for flood control downstream of Braid Street. The channel
was designed to carry most of the flow from the Brunette River and could
be enlarged to carry all of the flow.

The Cariboo Dam was constructed on the Brunette River downstream of
Burnaby Lake in 1935 primarily to facilitate the reclamation of land
adjacent to Still Creek and the passage of storm flows through the upper
reaches of the Brunette River. It remains in place and provides minimal
flood storage and control.

Existing Policy
The Brunette Creek neighbourhood is located in a Provincially-designated
floodplain.  Since 1976, the Provincial Land Title Act has required that any
property in the floodplain created by subdivision have a flood covenant
registered on the property title and must be constructed at or above the
Flood Construction Level for that area. The Provincially-established Flood
Construction Level is relevant to the dominant waterway: the Fraser River.

The Greater Vancouver Regional District is responsible for flow
conveyance and channel maintenance on the main channel of the Brunette
River. Currently there are no flood construction requirements for the
Brunette River. New Westminster is among a number of municipalities
involved with the GVRD to develop a flood management strategy which
will include the Brunette Creek neighbourhood.

 The Brunette Basin Watershed Plan includes objectives to minimize the
safety impacts related to flooding.

Goals
12. Long range flood plain management for the Brunette Creek

neighbourhood will strive to provide life safety and reduce
property damage due to flooding.

12.1 Continue to participate in the Greater Vancouver Regional
District planning process to develop a flood plain
management strategy.
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Map 3: Brunette River Flood Plain Boundaries
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Map 4: Fraser River Flood Plain Boundaries
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Part C: Transportation
Vision: Walking, cycling and transit opportunities in the Brunette Creek
neighbourhood will benefit from transportation improvements including the
Brunette Fraser Greenway and the Millennium SkyTrain Line. Improvements to
the existing road network will focus on achieving a reasonable level of service for
movement within and through the neighbourhood while minimizing social,
environmental and economic costs to the city.
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Walking and Cycling
There are relatively low pedestrian volumes on Brunette Avenue and higher
volumes in the vicinity of Royal Columbian Hospital (East Columbia Street
and Keary Street). Recent additions to SkyTrain service through the
neighbourhood are expected to result in higher levels of pedestrian and
cycling trips.

Infrastructure supporting walking and cycling is variably provided in the
Brunette Creek area. Sidewalks are provided on the majority of the streets
in the Sapperton area west of Brunette Avenue but are absent on many
streets in the industrial areas east of Brunette Avenue. The provision of
streetlights throughout the area is to a higher standard than in residential
areas.  Pedestrian signal heads are generally provided at signalized
intersections in the study area. However, the area contains few additional
features which can improve the walking environment (e.g. street furniture,
landscaped boulevards and canopies).

In 2001, the City of New Westminster and the GVRD gave final approval
to the development of the Brunette Fraser Greenway. While the alignment
of the future Greenway has not been fully confirmed, it is anticipated that
the Greenway will pass through a large part of the Brunette Creek
neighbourhood. It is expected that the Brunette Fraser Greenway will
provide a key route for alternative transportation choices, namely walking
and cycling.

Existing Policy
The City of New Westminster Official Community Plan includes priorities
that focus on increasing and maintaining walking and cycling infrastructure
throughout the city, enhancing pedestrian and cyclist safety and security,
and providing connections to bicycle routes in other municipalities. The
Official Community Plan policy to incorporate existing and planned parks
and open spaces into an extensive City wide greenway system will be met
in part by the Brunette Fraser Greenway to be routed through the Brunette
Creek neighbourhood. Details on the Brunette Fraser Greenway are
included in the Burrard Peninsula/Richmond Sector Recreational
Greenway Plan.

The New Westminster Bicycle Plan and the City of New Westminster
Trail and Greenway Master Plan outline a series of improvements
planned for the pedestrian and bicycle network in the Brunette Creek
neighbourhood.
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Map 5: Existing Pedestrian Network
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Map 6: Planned Improvements to the Pedestrian and Bicycle Network
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Goals and Recommendations
13. The Millennium SkyTrain line and the Brunette Fraser

Greenway will be integrated with pedestrian and cycling
infrastructure to help support trips generated by area land
uses.

13.1 Facilitate pedestrian linkages between the Braid and
Sapperton SkyTrain stations and the Brunette Creek
neighbourhood.

13.2 Investigate opportunities to connect the Sapperton SkyTrain
station with the east side of Brunette Avenue.

13.3 Improve pedestrian crossing facilities at the intersection of
Braid Street and Brunette Avenue to facilitate access to and
from the Braid SkyTrain station.

13.4 Encourage the provision of end of trip facilities and bicycle
storage facilities in the Braid and Sapperton SkyTrain
stations, as well as directional signage indicating nearby
access to the Brunette Fraser Greenway.

13.5 As opportunities allow, strive to provide sidewalks on at least
one side of all streets.

13.6 Support the creation of an interim Greenway route until the
Brunette Fraser Greenway is completed.

13.7 Continue to monitor pedestrian and cycling infrastructure in
order to prioritise future improvements.

13.8 Encourage consideration of pedestrian and cyclist movement
in the design of site development proposals.

13.8 Seek to improve pedestrian and cycling linkages to
Coquitlam, Port Coquitlam and Burnaby.
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Transit
According to the Burnaby/New Westminster Area Transit Plan, the
Burnaby/New Westminster sub-region generates above average transit use.
In the morning peak period, it is estimated that 13 percent of trips from
Burnaby / New Westminster are made by transit, compared to 11 percent
region-wide. The current transit system has increasingly frequent service,
while continuing to provide strong connections to the current SkyTrain line
linking Burnaby and New Westminster with Vancouver and Surrey.

As part of the Millennium Line SkyTrain expansion project, two new
SkyTrain stations have opened in the Brunette Creek neighbourhood. The
Sapperton Station located opposite Keary Street east of Brunette Avenue
provides access to the Sapperton residential neighbourhood, the Royal
Columbian Hospital and the Labatt Brewery. The Braid Station is located at
the northwest corner of the intersection of Braid Street and Brunette
Avenue. Regional bus routes which travel along Brunette Avenue now
terminate at the Braid SkyTrain Station but do not stop along Brunette
Avenue.

According to the Transportation Report, rapid transit passengers are
willing to walk up to 800 metres to access a station, and most of the
Brunette Creek neighbourhood is within 800 metres of one of the two new
stations. As a result, pedestrian and possibly cycling traffic in this area is
anticipated to increase.

Consultation with area stakeholders identified outstanding issues such as the
west-side-only access to the Sapperton Station located three stories above
Spruce Street and the lack of bus service planned for the area east of the
Brunette Avenue.

Existing Policy
The City of New Westminster Official Community Plan includes policies
to promote the use of transit as a viable alternative to the private
automobile. The Official Community Plan also states that the City should
work with transit authorities and other jurisdictions to increase the
attractiveness of public transit for users.
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Map 7: Existing Transit Network
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The Burnaby/New Westminster Area Transit Plan outlines regional
transportation planning initiatives for New Westminster. Proposed
transportation improvements over the next five years are primarily aimed at
providing improved bus service to and from the city’s four SkyTrain stations
and within New Westminster’s neighbourhoods.

Goals and Recommendations
14. A high level of transit service in the Brunette Creek

neighbourhood will be facilitated through the joint efforts of
the City and TransLink.

14.1 Continue to encourage TransLink to provide direct pedestrian
accesses between the Sapperton and Braid SkyTrain stations
and the east side of Brunette Avenue.

14.2 Continue to participate in regional transportation planning
initiatives (e.g. Burnaby/New Westminster Area Transit Plan
Technical Advisory Committee) to help ensure levels of
service meet the transit needs of the Brunette Creek
neighbourhood.
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Vehicular Traffic
The road network in the Brunette Creek neighbourhood experiences high
passenger and truck traffic volumes as people use these routes for trips
within the study area, between New Westminster and Coquitlam, and to
Highway 1.

Both East Columbia Street and Brunette Avenue are part of the Major
Road Network, a system of roads that carries significant volumes of
automobiles, buses and trucks. A coordinated approach to funding planning
and developing the network is achieved through the Major Roads and
Transportation Advisory Committee which consists of municipal
representatives.

Braid Street, East Columbia Street and Brunette Avenue are designated truck
routes in the City of New Westminster. Traffic estimates indicate that trucks
comprise between 6 and 18 percent of the traffic volume along Brunette
avenue, typical of a well-used truck route. These traffic volumes, while
important for goods movement, reduce road capacity for other vehicles.

Two at-grade road access points to the industrial areas along the Fraser
River are provided from Brunette Avenue at Braid Street and Spruce
Street. Five to ten minute delays can be experienced at the intersection of
Braid Street and Brunette Avenue due to train traffic crossing Braid Street
east of the intersection.

An additional access point to the industrial area via Cumberland Street at
East Columbia Street provides access to the Sapperton Landing Park and a
pumping station.

Existing Policy
The City of New Westminster Official Community Plan includes a policy
to promote the safe, efficient and economical movement of goods and
people throughout the city. However, the City recognizes that much of the
traffic on city roads originates and terminates outside of New Westminster.
The Official Community Plan priorities reflect a commitment to reducing
the impacts of through traffic on New Westminster residents.

The Official Community Plan also includes a policy to provide appropriate
levels of service for interregional truck and vehicular traffic through the city
on selected roadways. According to the Official Community Plan, existing
routes designated as truck routes should provide reasonably direct access to
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major commercial and industrial areas, as well as connections to regional
truck routes, while minimizing exposure to land uses which do not require
truck access.

In March 2002, the City confirmed its requirements for the acceptance of
the North Fraser Perimeter Route.  The requirements are: a grade-
separated connection of any United Boulevard connection to Brunette
Avenue; a second eastbound lane at East Columbia Street and Brunette
Avenue; a westbound tunnel from East Columbia Street to Front Street;
and, upgrades to the north bridgehead of the Queensborough Bridge. At the
present time, there is no certainty that funding for these requirements will
be available. This Plan is based on an assumption that modifications will be
made to the existing road network only. The City may review the Plan at
such time that the improvements have been realized.

Goals and Recommendations
15. The road network will facilitate the efficient movement of

goods and people to support the desired land uses in the
Brunette Creek neighbourhood.

15.1 Consider the impacts and benefits that the North Fraser
Perimeter Route could have for transportation in the
neighbourhood.  The Route, if built, would have a significant
impact on the Brunette Creek neighbourhood as the
development of this route would include a grade separated
access to overcome significant access limitations currently
created by rail traffic.

15.2 Support the existing right-in right-out access road at
Cumberland Street for local access and alternate emergency
access to the area east of Brunette Avenue.

15.2 Continue to participate on the Major Roads and
Transportation  Advisory Committee to provide long-range
planning for the regional road network.

15.3 Ensure that a traffic impact study is conducted for any major
new development addressing access requirements, changes
to layout and control of adjacent intersections, and impact on
and mitigating measures for the Sapperton neighbourhood.
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Map 8: Existing Passenger Vehicle Network
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Map 9: Goods Movement Network
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Railway
The Brunette Creek neighbourhood accommodates an active railway
corridor for main line tracks that run parallel to Brunette Avenue. Two
switching yards are also located in the neighbourhood. According to the
Transportation Report there are between 26 and 45 trains passing through
the neighbourhood each day. Each train passing through the neighbourhood
crosses Braid Street at Brunette Avenue, halting traffic at this intersection.
Trains can also affect Spruce Street due to the at-grade crossing at Spruce
Street.  The delays can last for approximately five to ten minutes,
depending on the length of the train.

The tracks in the vicinity of the intersection of Braid Street and Brunette
Avenue are used as a switching yard with switches occurring once per day
for about 15 minutes. Additionally, Burlington Northern uses its switching
yards 20 to 30 times per day, with gate closures of up to 10 minutes per
switch. These switching patterns, combined with a traffic signal delay, may
account for vehicle delays of up to 20 minutes at the intersection of
Brunette Avenue and Braid Street.

Goals and Recommendations
16. The continuing economic vitality of rail transportation will

play an important role for the movement of goods and people
in the Brunette Creek neighbourhood.

16.1 Continue to work with local rail operators and businesses to
address negative impacts such as unreasonable noise levels
on nearby residential uses or delays experienced by vehicular
traffic.

17. Rail transportation will be well integrated with pedestrian,
bicycle and vehicular transportation.

17.1 Continue to design road improvements to minimize conflicts
between rail, pedestrian, bicycle and vehicular transportation.

17.2 Continue to explore multi-modal transportation opportunities
in the vicinity of the Braid SkyTrain Station (e.g. intercity bus
facilities and passenger rail station).

17.3 Strive to improve vehicular movement over the railway track
crossings (e.g. surface upgrades).



42 Brunette Creek Neighbourhood Plan



Part D: Economic Development and Stewardship
Vision: The economic viability of the Brunette Creek neighbourhood will be
supported by employment-producing land uses, proactive environmental
protection policies and more efficient transportation options.  Local
stewardship and ongoing community involvement will play a significant role
in realizing this neighbourhood vision.
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Promoting Partnerships and
Neighbourhood Image
During the development of this Plan, area residents, business and property
owners expressed an interest in remaining involved in the progress of the
Brunette Creek neighbourhood. Opportunities for community involvement
include participation in area planning processes and implementation of
recommendations, working toward ongoing safety and security in the area,
and contributing to the development and implementation of design guidelines
for future development.

Existing Policy
The City has adopted design guidelines in the Official Community Plan to
help ensure that the Brunette Creek neighbourhood is visually attractive.

Goals and Recommendations
18. The Brunette Creek neighbourhood will have a strong

neighbourhood identity and will appeal to higher intensity
uses.

18.1 Consider initiating the creation of a gateway design feature at
the main neighbourhood road entrance, including low walls, a
sign listing businesses and landscaping.

18.2 Consider preparing detailed, neighbourhood-specific site and
building design guidelines.

18.3 As part of planning approvals processes, continue to
encourage proponents to provide on- and off-site
improvements such as efficient and attractive roadway
design, streetscape improvements (street lighting, street trees,
sidewalks) and landscaping.

19. People and property in the area will have a high level of
safety and security.

19.1 Liaise with the New Westminster Police Service to monitor
property crime rates in the Brunette Creek neighbourhood.

19.2 Depending on need, consider implementing crime prevention
measures to combat crimes against property and person.
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19.3 Continue to encourage adherence to Crime Prevention
Through Environmental Design (CPTED) principles during
redevelopment.

20. Area stakeholders will continue to be involved on an
ongoing basis in planning and management for the Brunette
Creek neighbourhood.

20.1 Building on interest generated during the consultation process
for this plan, encourage the creation of an area business
advisory group to be involved in implementing
recommendations in this plan and providing ongoing guidance
to the development of the neighbourhood.

20.2 Encourage the creation of a city-wide industrial sector
advisory group to coordinate issues pertaining to industrial
development.

20.3 Encourage Douglas College to establish post-secondary
educational programs that provide high tech workers with
essential skills.

20.4 At the request of Council, provide updates on the
implementation of the recommendations contained in this
document.

20.5 Continue to liaise with the City of Coquitlam regarding the
development of sites adjacent to the municipal boundary (e.g.
the Domtar site in Coquitlam or the large site at Braid Street
and Brunette Avenue in New Westminster).

20.6 Continue to encourage cooperation and partnerships between
business groups and all levels of government to further the
economic, environmental and social viability of the area.
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Brunette Basin Watershed Management Plan, Greater Vancouver
Regional District, 2000.

Brunette Creek Neighbourhood Study Environmental Report, Gartner
Lee Limited in association with G. D. Hamilton Associates Consulting Ltd.,
2001.

Brunette Creek Neighbourhood Study Industrial Land Report, G. D.
Hamilton Associates Consulting Ltd., 2001.

Brunette Creek Neighbourhood Study Transportation Report, G. D.
Hamilton Associates Consulting Ltd., 2001.

Burnaby/New Westminster Area Transit Plan, TransLink, 2002.

Burrard Peninsula/Richmond Sector Recreational Greenway Plan,
Greater Vancouver Regional District, 2000.

City of New Westminster Official Community Plan, City of New
Westminster, 1998.

City of New Westminster Trail and Greenway Master Plan, R. Kim
Perry + Associates Inc., 2000.

Environmental Overview Study, Coast River Environmental Services Ltd.,
1997.

High Tech Study, City of New Westminster, 2000.
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