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November 16, 2011

Mr. Pete Zak
Vice President, Development
Lyon Capital Ventures
4901 Birch Street
Newport Beach, CA 92660
Subject: Second + PCH Development Traffic Study, Long Beach, California
Dear Pete:
Pursuant to your request we have reviewed the Revised Traffic Impact Analysis conducted
by Linscott Law & Greenspan for Second + PCH Development in Long Beach, California
(Update of April 19, 2010 Report). Based on our review we offer the following comments:
Scope of Work
When a project is anticipated to have impacts outside the local jurisdiction, it is customary
to develop a scope of work for the traffic study and circulate the scope to the impacted
agencies for review and comment. This process will ensure that the study complies with
other jurisdictions' procedures and performance criteria. I t does not appear that such a
cooperative effort was made for conducting this study which impacts facilities in Seal Beach
and facilities under the jurisdiction of Caltrans and is subject to the County of Los Angeles
Congestion Management Program requirements, In fact, Caltrans has stated that "The
Revised Traffic Study is incomplete."

Traffic Impact Study Area
The Traffic Study analyzes the potential impacts of the project on 25 intersections.
However, it is not stated what criteria was used to identify these intersections. The study
area is inadequate since based on the project distribution plots shown on Figures 5-1 thru
5-3 significant percentage of the proposed project trips travel beyond the limits of the study
area. The study area boundary should be expanded to where project trips become
insignificant.

Proiect Trip Generation
The project trip generation as shown on Table 5-2 of the report has been reduced for
consideration of Internal Capture, Pass-by Traffic and Travel Demand Management. While
the internal trip capture reduction is reasonable to assume, the Pass-by traffic reduction
should a t best be only applicable to certain driveways. Also, and the percentages applied in

