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Marianne Tanzer: Okay. Thank you. My name's Marianne Tanzer. As an olah of

nine years, I can do a lot of things in Hebrew now, but have a technical

discussion about planning and zoning I cannot. So, thank you for listening to

me in English.
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Marianne Tanzer: Thank you. I come before you as a concerned resident, your
neighbor, and a professional in the field of environmental consulting. For
years I worked helping developers and government agencies, alike, consider
impacts of new development and comply with planning regulations. Based on
the negative effects of what has already been built and the impacts of
additional development, the Taba change, as proposed, cannot be approved.
Making this project bigger is not going to make it any better. In fact, it will
only make it worse. My discussion will focus on why this is true, based on
what has already been built and what is proposed. I want to talk about what's
already been built. The requested Taba change means that the plans that were
put forward are poorly done and out of character with the neighborhood. 9y
has built the site as if the three additional towers are a foregone conclusion.
And the result is a poorly planned site.

The commercial development - I wish we had that site map - is shoehorned
onto one small portion of the site rather than being spread out across the
entire site. There are no green areas visible from the streets, or practical,
large, public, outdoor open spaces.

We have a massive below-ground parking structure meant to accommodate
all the additional apartments. And in reality, this parking structure extends
above ground. We cannot change these unfortunate facts on the ground, but
adding three towers is only going to make it worse. It will further reduce open
space, add to the crowding of the area, and detract from our suburban
neighborhood.

Now that the building is well underway, we see its reality. Development
appears differently on paper in a two-dimensional image than when it
becomes a reality. The development is taller, wider, and more massive than
anything else in Efrat. The historic and even a present-day feel of Efrat and

even the Zayit is one of large swaths of open space and low-intensity use.
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Buildings, even the tallest ones, are spread out - we've got green between
them - in beautiful view corridors. This development is not so, and adding to
it will only worsen it.

Let's take the current building setbacks. Setbacks are the distance from the
street to where the building begins. And this influences the character of the
area. Now, the project setbacks are not as they should be, and the reason for
this, as we understand it, is that where Lower Zayit Shemen exists on paper
isn't exactly where it was planned -- where it has been built. And so this
roadway encroaches onto the project site. So on paper, 98 may have abided
by these regulations but, when you look in the field, go see the tall buildings
abutting the street with this very urban feel in our decidedly suburban
environment.

Again, it didn't have to be this way. Had the site been planned with the three
towers as a possibility, not an eventuality, it would look much different. Now,
I know the argument has been made that this low-density Efrat I'm referring
to is the Efrat of yesteryear and not the Efrat of the future. Listen, planning
regulations are created to guide and to shape a city, to give it a certain feel.
New areas, they may be a blank slate, but the existing neighborhood character
must be preserved. Let's remember that the site was already planned. There is
a reason that the building mix was designed as such.

I want to touch on the building heights. Several weeks ago, I was surprised to
see another floor going up in the comer of the site, which is reserved for the
three new buildings. Walk along Rachel Emeinu today and call it what you
want, but you will see an above-ground two-story parking structure. Now, the
plans may correctly mark this parking lot as below-ground, but these plans
are misleading. The parking lot is an above-ground eyesore. And so too with
many other aspects of the project, although I will leave that now in the

interest of time.
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So what can be done? You have told me and members of my group different
answers: It's already built; it's already approved; it meets city standards. Now,
I may disagree with some of these sentiments, but we are here tonight so you
have a chance to say no to three more high-rise towers. And based on the
reality of what has already been built, how this project looks up in the
shetach, not on paper, I implore you to use your good judgment and vote
against the requested Taba change.

Let's talk about what's proposed to be built. There are four key areas I want to
address: land use, traffic, emergency access, and safety. Land use we've
already touched on. The project does not have the same look and feel as the
neighborhood. It's taller and more massive - judge as you will - by setbacks,
spacing, or height. This project has it all, and adding three more towers will
only make it worse.

The site does have so much potential. An alternative design could include a
beautiful open-air plaza ringed with shops, a place to get ice cream and pizza
with our kids, go one level down to a beautiful enclosed mall and offices. It's
not too late to turn an alternative vision into reality.

I understand the Taba change is needed to make development viable, but here
we must ask ourselves, and 1 ask you as our representatives, what price are we
exacting on our community? To tirade (ph.) the developer's profit margins,
the sole motivator for this version of site development, for our quality of life?
Let's talk about traffic. Raffi mentioned this in more detail. I think we can all
agree at this point that the initial report done was completely inadequate. Not
only do we say so, but our outside consultant does. I commend the city in
what I understand is an effort to hire an outside engineer to reassess. Yet just
today, we understand that, despite all the months that have passed, just today,
revised calculations and conclusions weren't made available by 98. And

obviously, we have had zero time to consider this new information.
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Here's my concern: The inadequacy of this critical study of traffic being this
hot-button issue, which was done, I'm sorry, but so poorly, what does this say
about the other aspects of site planning and analysis? It took us, as outsiders,
to point out this egregious error. What other mistakes have been made that we
do not know about yet?

Bear in mind the following: I have heard from the moatza the idea that there
is traffic in the morning, especially around schools, every day. What I am
talking about is far more than a momentary traffic jam. Engineers plan and
design streets for when they are used most. If Efrat wants to be a grown-up
city, we need to play by those grown-up rules. As any traffic engineer worth
his salt will tell you, design a road for when it is busy. And that is what we
want 1o see.

Let's touch on emergency access. We know the Zayit is the largest and most
densely populated area. Roads in the Zayit -- some are narrow, winding;
others with limited should width because of parked cars on both sides of the
street. Now, that's okay, but what it means is that the exit of cars from this
area, in case of, G-d forbid, an emergency, is slowed down.

We have three exits: Rachel Emeinu, the Workers' Gate, and the security
road. All three of these roads are within 300 meters of each other and rely on
the three streets which border the project. Everyone leaving the Zayit has to
go by this project site. More development worsens the bottleneck at this
crucial location. We cannot create more congestion here, especially when we
have no other way out.

Lastly I want to talk about pedestrian safety. Let's visualize Lower Zayit
Shemen in the morning. It is full of rush and confusion: curbside drop-off;
teachers rushing to class; people unfortunately not using crosswalks as they
should; ganim on one side of the street, schools on the other; buses pulling in

and out of lanes; mothers with strollers. It's chaotic, to say the least.
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By placing three more buildings on the project site, the project compresses all
the commercial development immediately across from the school, allowing
no buffer zones and no breathing space for this type of use. There's no
backway in or out to alleviate congestion. Every square centimeter of the site
has been planned for, and we will have more people, from office workers to
new ganim and a shul, delivery trucks, to new residents themselves, to deal
with. More development will make worse the chaos, which in turn creates
safety hazards. Many of us have seen the near misses in the morning in this
area. More development will only make matters worse.

In conclusion, development as of today only proves the site is too dense,
poorly planned, and an unwelcome addition to our community. It affects our
neighborhood character, traffic, and safety. You tonight have the chance to

make it no worse, by saying no to the proposed Taba change. Thank you.
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