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RECOMMENDATION SUMMARY

e Approval to draft Development Permit.

e Approval to vary the Sign By-law through a comprehensive sign design package.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The applicant seeks to vary the Sign By-law to increase the maximum number of fascia signs
from two (2) to five (5), and to permit more than two (2) of these fascia signs to be located on
the same facade, through a comprehensive design package.

RATIONALE OF RECOMMENDATION

e The proposed exterior renovations to the existing building represent a new modern design
while maintaining desirable elements of the existing building. The introduction of a by-pass
lane across the front of the building is supported to facilitate the circulation of drive-through
traffic, improve access, and to address the issue of loitering on-site.

e While drive-through lanes abutting street frontages are typically discouraged in the City of
Surrey, staff have consulted various Newton Town Centre community stakeholders who
support the proposed by-pass lane in this context to facilitate McDonald’s business functions
and address community concerns occurring on-site. Improvements to the landscaping along
72 Avenue and pedestrian connections on the site are also proposed to address community
concerns.

e While only two (2) fascia signs are permitted under the Surrey Sign By-law, the location and
scale of the proposed signage with the facade articulation of the building, is modest,
complementary to the building’s design, and constructed of high quality materials.

e The proposed fascia signage is under the maximum sign area permitted under the Sign By-
law, and is considered reasonable in relation to the size and scale of the existing building.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council approve the applicant's request to vary the Sign By-law as described in Appendix II.

2. Council authorize staff to draft Development Permit No. 7916-0714-00 including a
comprehensive sign design package generally in accordance with the attached drawings
(Appendix III).

3. Council instruct staff to resolve the following issues prior to final approval:
(a) submission of a finalized landscaping plan and landscaping cost estimate to the

specifications and satisfaction of the Planning and Development Department; and

(b) resolution of all urban design issues to the satisfaction of the Planning and
Development Department.

REFERRALS

Engineering: The Engineering Department has no objection to the project.

SITE CHARACTERISTICS

Existing Land Use: ~ McDonald’s restaurant with drive-through.

Adjacent Area:
Direction Existing Use OCP/TCP Designation Existing Zone
North: Office Use and Commercial/ C-8 and CHI
automotive services Auto-Oriented Commercial
East: Gas station and Commercial/ CG-1and CHI
automotive services Auto-Oriented Commercial
South Newton Cultural Centre | Commercial/ C-8 and
(Across 72 Avenue): | and gas station Auto-Oriented Commercial CD (By-law
No. 14066)
West: Automotive services Commercial/ CD (By-law
and office use Auto-Oriented Commercial No.9197) and
C-8
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DEVELOPMENT CONSIDERATIONS

Context

e The subject site is located west of King George Boulevard and north of 72 Avenue in Newton
Town Centre. The site is designated "Commercial” in the Official Community Plan (OCP) and
"Auto-Oriented Commercial” in the Newton Town Centre Plan (TCP). The site is zoned
"Highway Commercial Industrial Zone (CHI)".

e An existing transit stop is located directly in front of the site on 72 Avenue.

e Thesite is currently occupied by an existing single-storey McDonald’s restaurant with a drive-
through. The restaurant was originally constructed in the early 1980’s and over time has had
additions to the building, a drive-through added, and multiple interior and exterior
renovations. The restaurant experiences a high level of drive-through and pedestrian traffic
given its location in Newton Town Centre and its proximity to the Newton Cultural Centre
(directly across 72 Avenue), Newton bus exchange, Newton Community Centre and Wave
Pool located east of King George Boulevard.

e As part of a branding strategy, McDonald’s Restaurants Ltd. is in the process of updating the
exterior and interior of a number of McDonald’s restaurants in the Metro Vancouver area,
including the City of Surrey. The intent is to update all McDonald’s restaurants over the
coming years to achieve consistent branding and increase visibility of the restaurants with a
similar modern form and character of the exterior facade and interior dining area.

e The applicant recently completed interior renovations of the restaurant through a Tenant
Improvement Building Permit.

Current Proposal

e The applicant is proposing a Development Permit in order to allow exterior renovations to the
existing drive-through restaurant, a new drive-through by-pass lane, minor site improvements
(i.e. parking and landscaping), and new fascia and site signage (Appendix III).

e The floor area of the existing building is 522 square metres (5,616 sq.ft.). An additional 6
square metres (65 sq.ft.) is proposed to be added to expand the drive-through kitchen area,
resulting in a total floor area of 528 square metres (5,680 sq.ft.) and a floor area ratio (FAR) of
0.13, which complies with the maximum FAR of 1.0 permitted in the CHI Zone.

e A new 3.66 metre (12 ft.) wide drive-through by-pass lane is proposed along the front of the
existing restaurant where a former patio existed. The patio furniture was removed more than
two years ago. The purpose of the by-pass lane is to facilitate the circulation of drive-through
traffic to allow customers to return to the restaurant’s parking lot and/or access King George
Boulevard (southbound), and to address undesirably activity on-site. The proposed by-pass
lane is discussed in detail in the next section of the report.

e The existing landscaped area along 72 Avenue and flanking the new by-pass lane will also be
improved with proposed plantings and pedestrian connections to the sidewalk.



Staff Report to Council Planning & Development Report

File:  7916-0714-00 Page 5

e The existing free-standing sign with the yellow arch logo located at the driveway entrance of
the site will be replaced with a smaller illuminated free-standing sign. A few directional signs
will also be added, removed, or modified to facilitate the drive-through by-pass lane and to
minimize the total number of signs on the site.

e The applicant is also proposing to vary the number of fascia signs that are permitted under
the Sign By-law through a comprehensive sign design package in order to allow four (4)

additional fascia signs, for a total of five (5) signs.

Proposed Drive-Through By-Pass Lane

e McDonald’s proposes a drive-through by-pass lane to facilitate the circulation of
drive-through traffic within the subject site, to improve access to/from the site, and to address
the on-going loitering and undesirable activity occurring at the front of the restaurant along
72 Avenue.

e McDonald’s indicates that generally 60-70% of business is generated through the
drive-through at restaurants where a drive-through is available. McDonald’s has found that of
that proportion, 50-60% of drive-through customers are likely to park in the restaurant
parking lot after receiving their order. The subject site currently does not allow customers to
return to the parking lot and must exit westbound on 72 Avenue.

e The Newton Business Improvement Association (BIA) approached the Planning &
Development Department to express their support for the proposed drive-through by-pass
lane. Both the BIA and McDonald’s expressed concern of the on-going loitering and
illegal/undesirable activity occurring at the front of the restaurant along 72 Avenue and the
negative impact on the overall image of the Newtown Town Centre. The BIA supports the
proposed by-pass lane as an opportunity to improve McDonald’s business functions and to
deter the undesirable activity on-site.

e The drive-through lane would be located in front of the restaurant where a former patio
existed. More than two years ago the outdoor furniture was removed as an effort to deter
loiterers on-site.

e McDonald’s and the BIA also report that McDonald’s customers are likely to park in parking
lots of adjacent businesses which has generated complaints from adjacent business owners
and increased garbage on their properties.

¢ Planning staff have consulted with various Newton community stakeholders through the
Newton Integrated Service Providers (NIST), which meets regularly to monitor issues raised
by residents and businesses in Newton and develop strategies to enhance community safety.
As members of NIST, the RCMP, BC Commissionaires, and Surrey By-law Officers have all
attested to the concentration and frequency of issues occurring on the subject site. Although
some of the reported issues on the subject site are associated with the transit stop located
directly in front of the restaurant and loitering occurring on other sites in the immediate area,
the community stakeholders are of the opinion that the proposed by-pass lane and improved
landscaping could deter the undesirable activity, and improve traffic circulation and
pedestrian activity.
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While drive-through lanes abutting street frontages exist on other McDonald’s restaurants
and eating establishments throughout the City of Surrey, they are typically discouraged and
are not considered good planning practice. Creating an urban and pedestrian-oriented street
frontage is typically supported and therefore, drive-through lanes are encouraged to be
located away from street frontages to minimize visibility and negative impacts on adjacent
properties. In this particular proposal, staff support the proposed by-pass lane to address
community concerns that are occurring on-site.

DESIGN PROPOSAL AND REVIEW

The applicant is proposing a number of exterior modifications and improvements to the
existing building and site, which will provide a more contemporary look to the building.

The proposed changes to the exterior of the building are intended to implement McDonald’s
new modern restaurant design while maintaining elements and materials of the existing
character of the building. The proposed design retains portions of the stucco, brick, trim, and
aluminum frame glazing. Many of the exterior elements and finishes will be retained and
painted charcoal and medium grey to implement McDonald’s new colour scheme.

The existing hip roof will be replaced with charcoal grey metal siding, with vertical red metal
metals to articulate the southeast corner of the building and east building entrance. White
metal ribbon will be installed along the north, south and east elevations as a new key design
element to identify the restaurant entrance and add articulation to the building. Similarly, a
red and white metal paneling will be installed on the west elevation to identify the location of
two drive-through order pick-up windows.

Drive-Through and Parking

The site currently accommodates 52 parking spaces, which meets the number of parking
spaces required under the Zoning By-law. One additional parking space is proposed for a
total of 53 parking spaces on the site. Two (2) existing "pull forward" parking stalls (i.e.
allowing drive-through customers to park temporarily) located at the drive-through egress
will be relocated to the east side of the site and one small car parking space is proposed to be
added to the northwest corner of the restaurant.

The existing dual lane drive-through configuration will remain unchanged.

Trees & Landscaping

There are six (6) existing by-law sized trees on-site which will be retained.

The landscaped area along 72 Avenue and flanking the proposed by-pass lane is proposed to
be improved with grace smoke trees and low plantings, such as green gem boxwood,
bearberry, and hameln fountain grass. The proposed plantings are intended to improved
pedestrian safety while maintaining natural surveillance to/from the restaurant.

New 1.5 metre (5 ft.) wide pedestrian connections to the sidewalk flanking the landscaped area
along 72 Avenue is proposed to improve pedestrian safety and access to the site.
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e The proposed 3.66 metre (12 ft.) wide by-pass lane will consist of permeable pavers to
differentiate the lane for customers wishing to return to the parking lot.

Proposed Signage

e The applicant proposes four (4) additional fascia signs to the building, for a total of five (5)
signs. The existing "McDonald’s" sign on the east elevation will be replaced with a new
illuminated white "McDonald’s" sign, 0.46 metres (1.5 ft.) tall, and consisting of channel
lettering. The applicant is proposing that the additional signage be approved as part of a
comprehensive sign package. A list of all proposed sign by-law variances is shown in
Appendix II.

e Two (2) new fascia signs are proposed on the south elevation (fronting 72 Avenue), including
a yellow arch logo and a "PlayPlace” sign. Two (2) new fascia signs are proposed on the east
elevation in addition to the “McDonald’s” replacement sign, including a second yellow arch
logo and a blue "Open 24 Hours" sign. The total sign area of all proposed signs is well under
with the maximum sign area permitted on the premises under the Sign By-law.

The Sign By-law allows a maximum of two (2) fascia signs for each premises provided that
both of the fascia signs are not located on the same facade of the premises. The applicant
proposed a total of five (5) fascia signs, and as a result, a relaxation is required to allow three
(3) additional fascia signs and permit multiple signs on the same facade.

e The existing 7.8 metre (25 ft.) tall free-standing sign with the yellow arch logo located close to
the east entrance of the restaurant will be replaced with a smaller illuminated free-standing
sign consisting of the yellow arch logo and “McCafé” and proposed to be located closer to 72
Avenue. The proposed double-sided sign will be 2.0 metres (6.5 ft.) high and 2.3 square
metres (25 sq. ft.) in area, which complies with the maximum sign area of 28 square metres
(300 sq.ft.) permitted under the Sign By-law.

e Two (2) new directional signs will be added: one sign on the south side of the existing drive-
through lane, and the second sign on the north side of the new by-pass lane (near the site
entrance). An existing directional sign at the egress of the drive-through lane to 72 Avenue
will be modified to include a "Do Not Enter” sign and another directional sign located east of
the site entrance will be removed.

e Two temporary red flag signs that currently flank the site entrance on 72 Avenue will be
removed.

e The proposed signage design has been reviewed by staff and found to be acceptable. The

location and scale of the proposed signage is modest and complementary to the building
design. The signage is constructed of high quality materials.

RE-NOTIFICATION

e A Development Proposal Sign was installed on the site on May 3, 2017 to inform adjacent
property owners about the proposed development. Staff have not received any comments on
this proposal.
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ADVISORY DESIGN PANEL

e The proposal was not referred to the Advisory Design Panel (ADP), but was reviewed by staff,
including the Acting City Architect, and found to be acceptable.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L. Lot Owners, Action Summary and Project Data Sheet
Appendix II. Proposed Sign By-law Variances Tables
Appendix III. Proposed Site Plan, Building Elevations, Landscape Plans and Perspective

INFORMATION AVAILABLE ON FILE

o Complete Set of Architectural and Landscape Plans prepared by Lovick Scott Architects Ltd.
and IBI Group, respectively, dated May 19, 2017 and December 16, 2016.
original signed by Ron Hintsche
Jean Lamontagne

General Manager
Planning and Development

DH/da



APPENDIX |

Information for City Clerk

Legal Description and Owners of all lots that form part of the application:

1. (a) Agent: Name: Andrea Scott
Lovick Scott Architects Ltd.
Address: 3707 First Avenue

Burnaby, BC V5C 3V6

2. Properties involved in the Application
(a) Civic Address: 13565 - 72 Avenue
(b) Civic Address: 13565 - 72 Avenue
Owner: McDonald's Restaurants of Canada Limited
PID: 003-665-879

Lot 100 Section 20 Township 2 New Westminster District Plan 65761 Except Plan
BCP50393



DEVELOPMENT DATA SHEET

Existing Zoning: CHI

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total
Road Widening area
Undevelopable area
Net Total 3,817 sq.m

LOT COVERAGE (in % of net lot area)

Buildings & Structures 50% 15%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)

Front 7.5m 9.88m
Rear 7.5m 54.91m
Side #1 (E) 7.5m 22.9m
Side #2 (W) 7.5m/om 5.13m

BUILDING HEIGHT (in metres/storeys)

Principal om 7.16m
Accessory

NUMBER OF RESIDENTIAL UNITS N/A
Bachelor
One Bed

Two Bedroom

Three Bedroom +

Total

FLOOR AREA: Residential N/A

FLOOR AREA: Commercial

Retail
Office
Total 527.6 sq.m
FLOOR AREA: Industrial N/A
FLOOR AREA: Institutional N/A
TOTAL BUILDING FLOOR AREA 527.6 sq.m

* If the development site consists of more than one lot, lot dimensions pertain to the entire site.



Development Data Sheet cont'd

Required Development Data Minimum Required / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net)
FAR (gross)
FAR (net) 1.0 0.13
AMENITY SPACE (area in square metres) N/A
Indoor
Outdoor
PARKING (number of stalls)
Commercial 52 53
Industrial
Residential Bachelor + 1 Bedroom
2-Bed
3-Bed
Residential Visitors
Institutional
Total Number of Parking Spaces 52 53
Number of accessible stalls 2
Number of small cars 1
Tandem Parking Spaces: Number / % of 3 (6%)
Total Number of Units
Size of Tandem Parking Spaces
width/length
Heritage Site | NO | Tree Survey/Assessment Provided | YES




PROPOSED SIGN BY-LAW VARIANCES

Appendix II

Proposed Variances

Sign By-law Requirement

Rationale

To permit a total of five (5)
fascia signs for the
McDonald’s drive-through
restaurant.

A maximum of two (2) fascia
signs are permitted for each
premises (Part 5, Section

27(2)(a))

The proposed fascia signs
are of an appropriate size
and scale in relation to the
proposed building.

To allow two (2) fascia signs
to be installed on the same
(south) building fagade for
the McDonald’s drive-
through restaurant.

A maximum of two (2) fascia
signs are permitted provided
that both of the fascia signs
are not located on the same
facade of the premises (Part 5,
Section 27(2)(a))

The additional fascia signs
proposed along the south
facade includes a yellow
arch logo and “PlayPlace”
signs.

To allow three (3) fascia
signs to be installed on the
same (east) building facade
for the McDonald’s drive-
through restaurant.

A maximum of two (2) fascia
signs are permitted provided
that both of the fascia signs
are not located on the same
facade of the premises (Part 5,
Section 27(2)(a))

The additional fascia signs
proposed along the east
facade includes a yellow
arch logo and "Open 24
Hours" sign, in addition to
the existing "McDonald’s"
replacement sign.

To allow three (3) fascia
signs to extend above the
roof line of the building face
to which it is attached on
the south and east
elevations.

A fascia sign must not extend
above the roof line of the
building face to which it is
attached (Part 1, Section

6(1.3))

The three (3) proposed signs
are reasonable in size and
scale in relation to the
existing building.
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THEE PRESERVATION NOTES: 91100 o som

1+ ALLXSTNG TREES 10 REMAN O SITE O ON ADUAGENT PROPERTIES AL BE TAGGED AND ALY PROTECTED WITH FENGING BEYOND THER DRPLNE TOTHE
TN SPECIED O THE TR THESE SUTERS A9 CREATED 10 PrOTECT
sl

O FENCNG T METAL POGT ENGLOSURES LONG TERM DEVELOPMENT phead D 70 AMNMUM
HEIGHT OF 1.2m

FENCES SHALL BE LOCATED AT A MINIMUM OF 0.5 TMES THE CAOWN RADIUS OF THE TREE FROM THE DRIPLINE, 380 DEGREES AROUND THE PERIMETER OF INDVIDUIAL OR
(CLUSTERED TREES.

3 AREAS WITHINTHE NOT BE USED FOR T
SHALL 0 DEMOLITION, OR ANY

4 SURPLUS SOL EQUPHENT,VEHCLES, T0OLS, DESAS OR VATERALS SYALLNOTBE PLACED OVER THE ROOT SYSTEMS OF THE TREES WIHN THE TREE PROTECTION
TREES EXST.

5 IEEROUTS TPCALY SPREAD UELL BEYOND TREES, UP TO 35 TIMES THE CouNATLY N e ToP o

SDIL NS TH AREA S NOT PROTECTED:ACTVIY SHOULD BE KEPT 10 A MNNUIITO PAEVENT ROOT BAKAGE AD SO1L COMPACTIO 1S OF TREES
AFE EPOSED OR DAUAGED Y CONSTALCTION WORK THE CTY MUST 86 VSED ST BEFORE 1 ROOTS ARE TAAED REATLY AND THE AREA BACKFL £ WTH
1050l

EQUIPMENT SHALL NOT COMPACT SO OVER THE ROQT TREE: THAT A B
c AL TEMPORARY MUST BE IOENTIED A APPROVED B THE Gy

SUCH AS TUNNELING, TORPEDOING, DIGGING O TRENCHING WITHIV

WAITE THE CITY PRIOR
"DRIPLINE OF ANY TREE TOMINMIZE ROOT INJURY AND AVOID SOIL COMPACTION.

t, I SHOULD BE DONE QUICKLY, MAKING FLUSH CUTS WHILE
SUPERVISED B AN INSPECTING CITY FORESTRY REPRESENTATIVE THE ROOTS SHALL BE BACKFILLED AND WATERED BEFORE THEY HAVE A CHANGE TO DRY OUT. WHERE
"ROOTS REGUIRE REMOVAL, THERE MAY BE A SUBSEQUENT DEGLINE WITHIN THE TREE GANGPY. BRANGHES SHOLLD ONLY BE REMOVED IF DIEBACK OGGUFS.

g

o wheRe TREES ARE BE REMOVE D TREES Ty FORESTRY
PERSONNEL.IN ACCORDANCE WITH ACCEPTED ARBORICULTURE PRACTICES, WILL REMOVE THE, MEASURES SHALL BE TAKEN 10 PREVENT ANY FURTHER DAMAGE.
0 m L THe N ADDITION, ROAD.
O MAXMIZE VARDS IF s v
LKELY TO CHANGE. T BE REQUIRED TO TAKE S WELLING, RETAINING WALLS AND ROOT FEEDING TO

T SATREACTIONOF THE O

NO CABLES, ROPES SHAL TREE THAT & NORSHALL T
NALEDTO T O SURVEY WARKINGS OR PANT APPLED TO.T

ALLVEGETATION WITHIN THE TREE PROTEGTION ZONE, INGLUDING TREES, SHAUSS, GRASSES ARE TO BE WATERED. AND MAINTAINED TO AN ACCEPTABLE LEVEL AS
RECURE!

13, THE CITY SHALL BE NOTIFIED TO INSPECT ALL TREE PROTECTION ZONES. THESE MEASURES SHALL REMAIN IN EFFECT UNTIL THE COMPLETION OF THE WORK. ATWHICH
THE GITY MUST

14 THE GITY MUST BE NOTIFIED IMMEDIATELY WHEN ANY MUNIGIPALLY OWNED.

AL 3 NoTAT
PROVIDED WITH THE (CONSULT WiTH FIED ARBORIST PRIOR THE TREE ROOT PROTECTION
ZONES.
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DIGGING (F PLANTED IN FULL LEAF) _
SET TREE 50mm HIGHER THAN SURROUNDING GRADE TO ALLOW FOR

rouw s oF reore
URE TO STAKE

8
2
3
H
B

i
HOEING NAL OF Use A
KNoT -

IDER THAN ROOTBALL PERMETER
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1AL TREE GUARDS OF SCREEN COLLARS

LAWN MOWER INJURY : USE SPLIT CORRUGATED BRAN COLLARS
REMOVE TREE STAKES AND TREE WRAP AFTER ONE SEASON

PRUNE BRANGHES AND RETAIN NATURAL FORM OF TREE.
45 DIRECTED Y LANDSCAPE ARGHITECT. DONOT
PRUNE LEADER BRANCH

FLAT WOVEN POLYPROPYLENE MATERIAL 3 WIDE
SREAK STRENGTH, FASTEN I FIGURE & GONFIGLRATION
JOD STAKE SET APPROX. 1 2m A%

SET HEARTIO
ENISHED GRADE A FORTION STAKES D TES O
EREVENT TREE DAAGE
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SCAIY 150n TAHPED SETTNG €0 AT EOTIOM OF
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m BALLED & BURLAPPED/ WIRE BASKET DECIDUOUS TREE

PAUNE ONLY INJURED OR INFECTED
BRANCHES. REMOVE ALL NURSERY TAGS

100mm DEPTH SHAEDDED CEDAR BARK
MULCH BY GRO-BARK LTD, ALL TREAT
FARMS OR APPROVED EQUNALENT

PROVIDE CLEAN AND CONTINUOUS
SPADE CUT ALONG ALL BED EDGES

FEMOVE PLANTS FROM ALL CONTAINERS
TOP 113 OF BURLAP &/0R ROPE TO BE CUT &
REMOVED FROM TP OF RODT BALL.

EXCAVATE 10 450mm DEPTH AND BACK-FLL
WITH PREPARED SOI MIX (SEE NOTE)
COMPACT TOPSOIL TO ELMINATE AR

TS AND SETTLEMENT.

‘SCARIFY PIT BOTTOM 10 150mm DEPTH

UNDISTURBED SO

NOTES

4 INPODFLY DRANED SOILS PLANT SHRU SLIGHTLY HIGHER THAN ADUACENT GRADE.
5 ALL PLANTS TO BE STRAIGHT AND PLANTED VERTIGALLY REGARDLESS OF SLOPE.

"3\ BALLED AND BURLAPPED/POTTED SHRUB

PLANT PERENNIAL SLIGHTLY HIGHER OR AT
SAME LEVEL A5 BXISTING GRADE

PROVIDE CLEAN AND CONTINUOUS
‘SPADE CUT ALONG ALL BED EDGES
"REMOVE PERENNAL FROM

POT OR CONTAINER

SETTLENENT

UNDISTURBED SOIL

1 SOILMIXTURE: FOUR (4) PARTS NATIVE SOIL. ONE (1) PART WELL ROTTED.

MPOST.
2 wckmﬁtﬁmww WITH WATER AND MULCHED IMMEDIATELY S ———————
3 ALL DIVENSIONS ARE INmm WULGH FOR ALL PERENNIALS EXCEPT

& GUT AND REMOVE CONTAER SCARIFY ROOTBALL SOES

‘GROLNDCOVERS UNLESS SPECIFIED
5. ALL PLANTS T0 BE STRAIGHT AND Pl OTHERMISE

/4" CONTAINER GROWN PERENNIAL/GRASS
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