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EXECUTIVE SUMMARY 

This Response Plan for the North Shore at Mandalay Bay site located at 198 South Harbor 
Boulevard, the northeast corner of West 5th Street and South Harbor Boulevard in Oxnard, 
California (the Site; Figure 1), was prepared by Terraphase Engineering Inc. (Terraphase; 
formerly SoundEarth Strategies California, Inc. [SoundEarth]), on behalf of MPL Property 
Holdings, LLC (MPL), the current owner of the Site. The Response Plan presents and describes 
the response actions conducted by MPL at the Site since MPL’s acquisition of the Site on 
December 30, 2013, and the response actions proposed to be undertaken at the Site. This 
Response Plan fulfills a requirement under the California Land Reuse and Revitalization Act 
(CLRRA, Health and Safety Code Sections 56395.60 et seq.) to define response actions to be 
undertaken by MPL to ready the site for reuse.  

The approximately 90-acre Site will be developed by MPL into about 60 acres of residential use 
that will have 292 residences with supporting infrastructure and about 30 acres of natural 
habitat that, in part, provides habitat for a previously extinct plant, the Ventura Marsh Milk-
vetch. MPL has been voluntarily undertaking this effort to facilitate Site redevelopment and had 
no role in the release or disposal of the chemicals found at this Site.  

From the 1950s until 1982, the Site was permitted and used for oilfield waste disposal, with oil 
field drilling fluids disposed to the Site. These drilling fluids contained petroleum hydrocarbons 
(TPH) and metals that were disposed there along with other non-permitted chemicals including 
polychlorinated biphenyls (PCBs) and volatile organic compounds (VOCs), which were found 
during Site characterization and remedial efforts. Site characterization started in 1991, followed 
by partial remediation in 2007 (groundwater extraction and treatment; hazardous PCB-affected 
sludge and soil consolidation, excavation, and disposal; TPH-affected soil excavation, 
biotreatment, and consolidation; excavation and treatment of high concentration VOC soils; and 
aeration and treatment of TPH-affected soils). The 2007 remedial efforts also created two Soil 
Consolidation Areas (SCAs) in which chemically affected soils were consolidated and stored 
beneath a six-foot soil cap that resides beneath the habitat portion of the Site, named Resource 
Protection Areas (RPAs). Remedial efforts since 2007 include soil vapor extraction (SVE) which 
has reduced chlorinated VOC concentrations in soil vapors and injection of supplements to 
accelerate natural degradation of VOCs in the shallow affected ground water.  

This Response Plan describes remedial and mitigation efforts planned or underway to prepare 
the site for safe and productive reuse. In addition, MPL will develop a Contingency Plan for DTSC 
approval.   

Current Site Impacts 

Based on soil gas sampling conducted in 2015, concentrations of 1,2-dichloroethane, cis-1,2-
dichloroethene (DCE), trans-1,2-DCE, tetrachloroethene (PCE), trichloroethene (TCE), and vinyl 
chloride (VC; collectively, chlorinated volatile organic compounds [CVOCs]) were detected above 
acceptable levels according to the Department of Toxic Substances Control (DTSC). Based on 
groundwater monitoring conducted in 2016 and 2017, concentrations of PCE, TCE, and VC were 
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detected in groundwater that could release chemicals to soil vapor that could potentially exceed 
the acceptable DTSC risk range for the inhalation pathway. Soils found in the residential area 
meet residential clean-up standards. 

Response Actions Conducted by MPL 

Since acquiring the Site, MPL has undertaken the following response actions in close 
cooperation with the DTSC, the State of California lead agency since 2004. The following actions 
implement the previously approved and publicly vetted 2006 Feasibility Study and Remedial 
Action Plan (FS/RAP) remedy and the 2013 Partial Remedial Action Completion Report in 
accordance with a Voluntary Cleanup Agreement that MPL entered into with DTSC in December 
2013 (VCA): 

• 2014–Present, SCA Groundwater Monitoring. In accordance with DTSC approved plans, 
MPL installed and sampled seven shallow groundwater monitoring wells (SCA‐01 through 
SCA‐07). An annual monitoring program continues. 

• 2014–2015, Disposition of Soil Treatment Stockpile. The soils in an ex situ soil treatment 
cell were sampled and characterized in April 2014. Based on the characterization and under 
DTSC oversight, approximately 7,000 cy of affected soils were removed and disposed at the 
Simi Valley Landfill, and approximately 12,000 cy of acceptable soils were placed over the 
SCAs as cap material, in accordance with the FS/RAP. 

• 2014–Present, Soil-Vapor Extraction. An SVE system was installed and has been operating 
since October 31, 2016 to reduce residual soil vapors.  

• 2013–2016, Post-Remedial Groundwater Monitoring. Groundwater monitoring was 
conducted semi-annually in accordance with a monitoring and reporting program (MRP) 
associated with the waste discharge requirement (WDR) for the in-situ groundwater 
treatment.  

• 2016–Present, Groundwater Remediation and Monitoring. In December 2016, a specialty 
chemical to enhance biodegradation was injected in two areas to accelerate and enhance 
groundwater attenuation. Groundwater monitoring was initiated to evaluate this process 
and reports were submitted quarterly to Regional Water Quality Control Board (RWQCB) 
and DTSC in 2017, with annual monitoring continuing. A groundwater conceptual site model 
and remedial status report was prepared and submitted to DTSC in 2018 to evaluate 
progress toward meeting remedial goals within acceptable timeframes. Based on the 
evaluation, concentration reductions have been achieved and natural attenuation 
continues. Water quality objectives have been estimated to be achieved within 20 to 60 
years. Given its saline quality and current uses, and the limits of current technology, this is 
considered a reasonable time frame. Groundwater concentrations are currently monitored 
annually. 
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Response Plan Objectives 

In response to the necessary actions identified by both the Partial Remedial Action Completion 
Report (Arcadis 2013b) and the Phase I Environmental Site Assessment ([Phase I], SoundEarth 
2017f), the Site-wide and media‐specific FS/RAP Remedial Action Objectives (RAO) were 
evaluated and progress towards attainment of the RAOs is described in the PRACR (ARCADIS 
2013a) and the Phase I along with a descriptions of future action items. The Response Plan 
Objectives (RPOs) below address the remaining impacts at the Site.  

The remaining RPOs for the Site are as follows:  

1. Reduce soil vapor source concentrations through SVE that, without proper installation, 
testing, and maintenance of mitigation measures, would pose a risk to future residents from 
potential inhalation of vapors containing CVOCs posing risks greater than 1 x 10-5 and a 
hazard index (HI) of 1. 

2. Reduce CVOC concentrations in groundwater through MNA to attain water quality 
objectives or MCLs within a reasonable time frame.  

3. Prevent ingestion of groundwater with CVOC concentrations in excess of MCLs.  

4. Prevent indoor vapor intrusion of CVOCs at concentrations in excess of a total excess cancer 
risk of greater than 1 x 10-6 and HI of 1.  

5. Prevent contact with soils containing TPH, PCBs, and metals in the SCAs through monitoring 
and maintaining engineering and institutional controls.  

6. Prevent or control exposures to potential residual contaminants in soil-vapor or 
groundwater using institutional or engineering controls and monitoring. 

The RPOs are consistent with the overall goal of residential site redevelopment and operation 
and maintenance of the RPA under CLRRA. 

Response Actions  

MPL will complete the response actions summarized below and described in more detail in 
Section 5.0. The response actions identified in this section include the requirements from the 
1996 RAP, 2006 FS/RAP, 2013 PRACR, and VCA.  

• Installation of Vapor Intrusion Mitigation (VIM) systems in all residential buildings in 
accordance with the VIM Systems Design and Construction Plan, as and when residences are 
constructed on the Site. 

• Ongoing operation and maintenance of a Soil Vapor Extraction (SVE) system to reduce VOC 
concentrations in soil vapor. 

• Periodic groundwater monitoring to evaluate the MNA progress and respond to elevated 
groundwater concentrations that may occur, if necessary.  

• Periodic inspections, maintenance, and monitoring of the cap systems in the SCAs to 
eliminate significant erosion and transport materials from the SCAs.  
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• Recording and implementing land use restrictions in the form of land use covenants to 
restrict use in accordance with the institutional controls that will prohibit any construction 
without implementation of a DTSC-approved VIM Systems Design and Construction Plan; 
the land use covenant(s) will require access and access restrictions to the RPAs and SCAs, as 
well as restrictions related to the O&M requirements for the SVE, VIM systems, 
groundwater remediation efforts, and SCAs.  

In accordance with CLRRA, a Public Comment Period was held from April 12 to May 29, 2018, 
and a Public Meeting was held on April 24, 2018. The Draft Response Plan and Addendum to the 
Environmental Impact Report were made available for the public to review and comment. A 
copy of the public meeting transcripts, Response to Public Comments, and final Notice of 
Determination are included with this Final Response Plan in Appendices A, B, and C. 
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1.0 INTRODUCTION 

Terraphase Engineering Inc. (Terraphase; formerly SoundEarth Strategies California, Inc. 
[SoundEarth]) prepared this Response Plan for the North Shore at Mandalay Bay site located at 
198 South Harbor Boulevard, Oxnard, California (the Site; Figure 1) on behalf of MPL Property 
Holdings, LLC (MPL), the current owner of the Site. The Response Plan presents and describes 
the response actions conducted by MPL at the Site since MPL’s acquisition of the Site on 
December 30, 2013, and the response actions proposed to be undertaken at the Site.  

MPL applied under Health and Safety Code Section 25395.65 of the California Land Reuse and 
Revitalization Act (CLRRA, Health and Safety Code Sections 56395.60 et seq.) to establish MPL as 
a bona fide purchaser and enter into an agreement with DTSC under CLRRA. A Phase I 
Environmental Site Assessment report was submitted to DTSC on July 28, 2017 (the Phase I; 
SoundEarth 2017f), and approved by DTSC by an August 18, 2017, letter. The Phase I 
documented and identified the remaining response actions necessary to complete the remedial 
actions as defined in the FS/RAP and described in the PRACR and the VCA (as these terms are 
defined below), and as further identified by MPL at the time of MPL’s purchase of the property. 
The Phase I documented the due diligence completed by MPL that memorializes MPL's 
completion of All Appropriate Inquiries under the Comprehensive Environmental Response, 
Compensation, and Liability Act (CERCLA) and required by CLRRA.  

1.1 Proposed Site Use 

MPL intends to develop the approximate 90-acre Site for residential and habitat use. The Site 
has approved plans to develop a 292-unit residential community on the Site. Two types of 
residential land uses are currently proposed: 109 detached two-story condominium units and 
183 two-story single-family homes with a two- or three-car garage. The common areas include 
recreational amenities such as parks for use by the future residents of the community, as well as 
roads, parking areas, hiking trails, and other open space areas. The proposed residential 
development will encompass about 60 acres on the Site, with the remaining 30 acres dedicated 
to open space.  

In addition, approximately 24.07 acres of the Site will be maintained as Resource Protection 
Areas (RPAs), which consist of open space and also serve as habitat mitigation. The maintenance 
and restoration of the on-site Milk-Vetch Preservation Area/Resource Protection Areas (Lots D, 
F, and H) are addressed in detail in the North Shore Resource Protection Area/Milk-Vetch 
Preservation Plan (Impact Sciences 2005b), which are included within the RPA. This plan was 
approved by the California Department of Fish and Game in June 2005. Specifically, the 
preservation plan addresses the creation and maintenance of RPAs. The plan describes the 
restoration and maintenance of the dune scrub, coastal sagebrush, dune buckwheat, and coyote 
brush-willow habitats that have been created and maintained to mitigate the remediation and 
development activities. In addition, a landscaped buffer area (Lot E, 5.45 acres) separating the 
plant communities from the residential development is described in the plan. Figure 2 shows the 
proposed land use for the Site. 
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1.2 Report Organization 

The remainder of this report is organized as follows: 

• Section 2.0, Site Background, contains a brief description of Site location, regulatory 
background, history, and physical characteristics such as site geology and hydrogeology. 

• Section 3.0, Response Plan Objectives, presents the Response Plan objectives for the Site. 

• Section 4.0, Response Actions, presents the selected response actions conducted by MPL 
since its purchase of the Site.  

• Section 5.0, Response Action Description, presents a summary of the response actions 
conducted by MPL since its purchase of the Site and the future actions to be implemented 
as identified in the PRACR and Phase I. 

• Section 6.0, Health and Safety, Recordkeeping, and Project Controls, describes the project 
controls implemented during the response actions for the Site. 

• Section 7.0, Reporting, describes the reports anticipated to be prepared for the Site. 

• Section 8.0, Implementation Schedule, describes the implementation schedule for 
completed response actions and provides a tentative schedule for the Response Plan and 
future response actions.  

• Section 9.0, Contingencies, describes the provisions for actions that may be required by 
DTSC as provided in the Contingency Plan submitted to DTSC. 

• Section 10.0, Public Participation, describes the public participation activities that will be 
carried out for the project. 

• Section 11.0, Limitations, presents SoundEarth’s standard limitations associated with 
conducting the work reported herein and preparing this Response Plan. 

• Section 12.0, Final Responsiveness Summary, provides the Final Responsiveness Summary. 

• Section 13.0, CEQA Documents, presents the California Environmental Quality Act (CEQA) 
documentation. 

• Section 14.0, Administrative Record, presents the Administrative Record. 

• Section 15.0, References, provides a list of materials cited within this Response Plan. 
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2.0 SITE BACKGROUND 

2.1 Physical Description 

The Site consists of an irregularly shaped area of approximately 90 acres of vacant and 
undeveloped land situated at the northeastern corner of the intersection of South Harbor 
Boulevard and West Fifth Street in Oxnard, California (Figure 1). The Site is relatively flat, with 
elevations ranging from 10 to 70 feet above mean sea level (CSM) and is located approximately 
1,700 feet from the Pacific Ocean. The Site is bordered on the northeast and east by a strip of 
property on which a canal (the "MRT Canal"—also known as the "Mandalay Canal," "Edison 
Canal," and the "Reliant Energy Canal") flows from an ocean inlet to the south with cooling 
water and discharges back to the ocean through a nearby electric generation power plant. An 
undeveloped tract of land, owned by Reliant Energy, bounds the northwestern portion of the 
Site.  

2.2 Site Operational History 

The following Site operational history was obtained from the Phase I (SoundEarth 2017f) as well 
as historical information available on the Los Angeles Regional Water Quality Control Board 
(RWQCB) website (SWRCB 1988).  

Prior to 1949, the Site was owned by Standard Oil of California but not extensively used 
(SoundEarth 2017f). In 1954, the McGrath family purchased the Site and the RWQCB issued a 
Waste Discharge Requirement (Order No. 54-162) to JNJ Sales and Services, Inc. (JNJ) to deposit 
drilling wastes on a 75-acre portion of the Site (a 35-acre parcel and a 40-acre parcel). From 
1954 to 1981, the Site operated as the former Carney & Sons Landfill (the 35-acre parcel, 
operated by Parker-Martin, Carney & Sons, and JNJ) and JNJ Waste Disposal Facilities (the 40-
acre parcel, operated by JNJ), which were permitted oil field waste disposal facilities. Various oil 
field waste materials (drilling mud and cuttings, tailings, sand, formation water, residual oil, and 
other chemical compounds) were disposed of at the Site during this time period. 

In 1969, Ventura County issued Conditional Use Permits (CUPs) for each of the parcels. CUP-306 
was issued to JNJ for the continued operation of the 40-acre parcel, and CUP-3058 was issued to 
Parker-Martin for the continued operation of the 35-acre parcel. Parker-Martin went bankrupt 
in 1971 and CUP-3058 was reissued to Carney & Sons Landfill, Inc., which took over operating 
the 35-acre parcel. In 1974, both CUPs were extended by Ventura County until 1980. In 1979, 
the RWQCB revised the 1954 Waste Discharge Requirements and reissued one for each parcel. 
Order No. 79-49 was issued for JNJ’s 40-acre parcel, and 79-48 was issued for Carney's 35-acre 
parcel. In a letter dated October 15, 1979, Jack T. Jamar, President and owner of JNJ, informed 
the RWQCB that JNJ had taken over the operation of the Carney landfill as of June 16, 1979.  

The Ventura County Planning Commission in 1981 completed an Environmental Impact Report 
(EIR) which revealed concerns for chemical contamination at both locations. As a result of these 
findings, the Commission revised its use permits, imposing new and additional requirements. JNJ 
decided against accepting the permits, and instead, closed the operation. In January 1982, the 
RWQCB notified JNJ that it must file a final closure report. JNJ filed a closure plan with the 
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RWQCB on May 19, 1982. The residual oil‐affected drilling muds were covered with a 3‐ to 4‐
foot‐thick soil fill/cap composed primarily of drilling muds not affected by petroleum. The Site 
has not been actively used for any purpose since 1982. 

On January 13, 1984, the McGrath family sold its interest in the Site to Sand Hills Ranch. From 
1999 through present, the Site has been owned by limited liability corporations (LLCs), including 
North Shore at Mandalay Bay, LLC (1999 through 2003), Trimark Pacific Mandalay Bay, LLC (2003 
through 2009), Mandalay Bay Development, LLC (2009 through 2013), and MPL Property 
Holdings, LLC (2013 to present).  

2.3 Previous Investigations and Remediation 

Beginning in approximately 1991, developers began considering the Site for future residential 
development. In December 1996, a remedial action plan (RAP) for the Site was submitted to and 
approved by the RWQCB (1996 RAP). An EIR for the residential development project was 
certified by the City of Oxnard in July 1999, with addendums in May 2005, September 2005, and 
October 2005. RWQCB was the lead regulatory agency from 1996 through 2004. DTSC has been 
the lead regulatory agency since 2004.  

Previous investigations and DTSC determinations prior to MPL’s purchase of the Site are 
summarized below. 

2.3.1 Site Characterization and Investigation (1991–2005) 

• 1991–1992, Canonie Environmental Services Corp. (Canonie) Site investigation. Canonie 
excavated 40 test pits to depths ranging from 8 to 21 feet below ground surface (bgs) and 
collected soil samples for laboratory analyses, installed two groundwater monitoring wells 
to depths of 25 and 70 feet bgs and collected groundwater samples for laboratory analyses, 
and prepared a remedial technology evaluation plan (LFR Levine Fricke 2004). 

• 1993, Earth Systems Consultants (ESC) Site Investigation. ESC collected and analyzed 182 
soil samples from 103 Geoprobe borings at depths ranging from 7 to 32 feet bgs, and 
collected and analyzed samples from two groundwater monitoring wells. ESC estimated that 
approximately 375,000 cubic yards (cy) of crude oil-affected soils were present in the upper 
5 feet of soil at the Site (LFR Levine Fricke 2004). 

• 1996, Richard Kelly Site Investigation. Ten groundwater samples and three soil samples 
were collected from nine Geoprobe locations and submitted for laboratory analyses (LFR 
Levine Fricke 2004). 

• 1996, Environmental Science and Engineering (ESE) Site Investigation. ESE advanced seven 
cone penetration test (CPT) borings and collected soil and groundwater samples for 
laboratory analyses, installed and sampled two groundwater monitoring wells, and drilled 
and sampled seven hand auger borings (LFR Levine Fricke 2004). 

• 1996, ESE Remedial Action Plan. ESE prepared a Site RAP (1996 RAP) that provided a broad 
description of remedial activities that have since been implemented at the Site (ESE 1996). 
This  
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• 2000, Environmental Assessment Specialists (EAS) Site Investigation. EAS collected and 
analyzed 10 groundwater samples from six locations (LFR Levine Fricke 2004). 

• 2002–2003, LFR Levine·Fricke Site Investigations. LFR Levine·Fricke installed seven 
groundwater monitoring wells and began quarterly monitoring activities, collected and 
analyzed surface water samples from the canal and the Pacific Ocean, and advanced and 
sampled seven soil borings and 99 test trenches. A geotechnical investigation was 
conducted in April 2003 (LFR Levine Fricke 2004). 

• 2004, LFR Levine·Fricke Summary and Characterization Report. LFR Levine Fricke 
summarized the previous investigations conducted at the Site. The report indicated that 
total petroleum hydrocarbons (TPH), polychlorinated biphenyls (PCBs), and volatile organic 
compounds (VOCs) were present in sludge and soil to depths of approximately 20 feet bgs. 
Shallow groundwater at the Site was affected by VOCs (LFR Levine Fricke 2004). This report 
was submitted to DTSC as part of the VCA application, and by mutual agreement, the Site’s 
lead agency designation was transferred from the RWQCB to DTSC on July 22, 2004. 

• 2004, LFR Levine Fricke Soil and Soil Gas Investigation. In November 2004, LFR Levine Fricke 
installed and sampled 30 soil borings and 27 soil gas probes (including 8 multi-depth 
probes). 

• 2005, LFR Levine Fricke Soil Gas Sampling Delineation. This investigation, conducted in 
January 2005, included 15 step-out soil gas sampling locations, which identified areas of the 
Site with soil vapors of concern.  

• 2005, LFR Levine Fricke Remedial Investigation (RI) Report. An RI report was submitted in 
October 2005. The RI report summarized previous investigations and identified Site soils and 
sludge materials that were deposited on-Site from historical waste disposal operations that 
posed threats to water quality and human health and warranted remedial consideration. 
The RI report also included a pre-remedial Human Health Risk Assessment (HHRA).  

2.3.2 Remedial Design/Action (2005–2009) 

• 2005, LFR Draft FS/RAP. This FS/RAP included the Toxic Substances Control Act (TSCA) 
Sampling and Analysis Plan as an appendix to the FS/RAP on June 22, 2005, and a revised 
draft FS/RAP on October 21, 2005. DTSC approved the draft FS/RAP for public comment in a 
letter dated October 24, 2005. A public comment period was held from October 24 to 
December 6, 2005, with a public meeting on November 17, 2005. The FS/RAP screened and 
consolidated available technologies and assembled these technologies into five remedial 
alternatives for consideration in accordance with the National Contingency Plan. Alternative 
3 was selected as the remedial strategy for the Site to address Site risks, landfill closure, and 
water-quality concerns as well to prepare the Site for residential development. This 
Response Plan includes ongoing remedial response actions selected and approved in the 
FS/RAP. The FS/RAP Alternative 3 consisted of the following remedial technologies: 

- Affected groundwater extraction and treatment (air stripping, activated carbon, or other 
equivalent technology) 

- Affected groundwater in situ treatment  
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- Groundwater monitored natural attenuation 
- Hazardous PCB-affected sludge and soil excavation and disposal 
- TPH-affected soil excavation, biotreatment, consolidation, and stratification within Soil 

Consolidation Areas (SCAs) located beneath the RPAs 
- Soil-capping of the SCAs for surface use as habitat mitigation within the RPAs 
- Potential excavation of high concentration VOC soils, which could serve as a long-term 

contamination source to groundwater 
- Potential Soil Vapor Extraction (SVE)/aeration and treatment of TPH-affected soils and 

high-concentration VOC-affected soils  
- Fencing and access controls to minimize pedestrian traffic into the RPA/SCA  
- Deed Restrictions and controls to facilitate long-term operation and maintenance 

(O&M) of remedial systems and areas 

• 2006–2007, LFR Preliminary Draft Remedial Design and Implementation Plan (RDIP). LFR 
submitted the RDIP in May 2006, which provided the design and implementation for Site 
remediation activities.  

• 2006, LFR Groundwater Investigation. In July and August 2006, LFR installed temporary and 
permanent groundwater monitoring wells at the Site. Data from well installation and initial 
sampling were submitted to DTSC in LFR’s Data Transmittal, July 2006 through January 2007, 
dated January 19, 2007, which was included as an appendix to the RDIP. 

• 2006, U.S. Environmental Protection Agency (EPA) Approval for the PCB Waste Cleanup 
and Disposal Activities. EPA approval was received in a letter dated August 25, 2006. 

• 2006, LFR Final FS/RAP. On August 31, 2006, LFR submitted the final FS/RAP, including an 
HHRA. The FS/RAP presented the proposed remedial alternative for the Site, including the 
TSCA Sampling and Analysis Plan for PCBs. DTSC approved the FS/RAP on August 31, 2006. 
EPA approval for the PCB waste cleanup and disposal activities was received in a letter dated 
August 25, 2006. Hazardous waste-level PCBs (greater than 50 milligrams per kilogram 
[mg/kg]) were disposed of at the Kettleman Class I disposal facility, and the remaining PCB-
affected soils and drilling materials were contained on Site in the two SCAs, beneath a felt 
geotextile and a vegetated 3- to 6-foot-thick soil cap.  

• 2006–2007, LFR Additional Site Characterization. From October 2006 through January 
2007, LFR conducted additional site characterization for remedial purposes. Soil and soil gas 
samples were collected from four locations, and 10 grab groundwater samples were 
collected from shallow and deep perched zones (October 16–18, 2006). Sixteen membrane 
interface probe (MIP) borings were advanced from November 13–17, 2006, and soil and 
groundwater confirmation sampling for the MIP investigation was conducted on December 
5, 2006. A grab groundwater investigation was conducted in the MIP area on December 11 
and 12, 2006. In accordance with the FS/RAP and RDIP process, LFR abandoned temporary 
monitoring wells in preparation for grading activities on December 18–20, 2006, and 
conducted additional grab groundwater sampling and step out sampling (January 8–10 and 
January 12, 2007). Data from the site characterization are presented in the Data Transmittal, 
July 2006 through January 2007 (LFR 2007a). 
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• 2007, LFR Additional Groundwater Characterization. As part of the remedial 
characterization efforts, in accordance with the FS/RAP and the iterative RDIP amendment 
process, LFR conducted additional grab groundwater characterization (20 locations) and soil 
characterization (9 soil borings and 6 test pits). The results were summarized in the RDIP 
dated August 6, 2007. DTSC approved the RDIP in a letter dated July 11, 2007. 

• 2007, LFR Final RDIP. On August 15, 2007, LFR submitted the Final RDIP to DTSC. The RDIP 
provided remedial design and implementation details to be implemented in accordance 
with the FS/RAP, including the procedures for consolidation of affected soils in the SCAs. 
This document had a number of iterative additions and approvals with the last DTSC 
approval of the RDIP on July 11, 2007. On August 31, 2007, DTSC provided comments to the 
final RDIP, which was implemented with DTSC concurrence. 

• 2006–2008, LFR Remedial Action Implementation. LFR conducted remedial activities, 
including the excavation of affected soils, excavation and disposal of TSCA hazardous waste 
soil, soil movement and placement in SCAs, removal and stockpiling of highly affected soils, 
groundwater dewatering, remedial pumping, substrate placement for in situ treatment, and 
engineered lower-permeability fill placement. These activities include the following: 

- December 2006. LFR commenced excavation and grading activities approved in the 
FS/RAP and RDIP. 

- October 24, 2007 through November 16, 2007. Dewatering operations for dense 
nonaqueous-phase liquids source removal and groundwater granular activated carbon 
treatment in accordance with the RDIP. 

- January 2008. Remedial grading operations ended. SCA, addition of groundwater 
amendment, and other remedial efforts completed. 

- March 14, 2008. Final grading was completed. All soil movement was completed. 
- March 21, 2008. Start of remedial groundwater pumping in accordance with the RDIP. 

Start of ex situ SVE treatment system in accordance with the RDIP. 
- June 2, 2008. Completion of remedial groundwater pumping. 

• 2008–2009, LFR Aboveground Soil Vapor Extraction. Approximately 18,900 cy of soil that 
contained elevated concentrations of VOCs (source soils as defined in the FS/RAP) were 
dewatered and excavated from beneath the water table and encased in HDPE plastic 
sheeting to build a soil treatment pile. As approved in the RDIP and permitted by the 
Ventura County Air Pollution Control District, an SVE system extracted VOCs and remediated 
the “Burrito” soils from June 1, 2008, to December 10, 2009. Based upon soil sampling 
conducted in February and December 2009, the residual concentration of the affected soils 
(soil treatment stockpile) being treated with SVE exceeded the FS/RAP remedial action 
objectives (RAOs). SVE efforts were discontinued on December 10, 2009. 

2.3.3 Post-Remedial Sampling and Monitoring (2008–2013) 

• 2008, LFR Post-Remedial Sampling. Between 2008 and 2012, in accordance with the 
FS/RAP, LFR conducted extensive sampling efforts to evaluate post-remedial site conditions 
relative to RAOs. These post-remedial characterization efforts consisted of the collection 
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and analysis of over 400 groundwater samples, over 500 soil samples, and over 300 soil 
vapor samples in the period from 2008 to July 2012. The initial post-remedial sampling 
results were transmitted to DTSC via email on April 1, 2008. 

• 2008, LFR Post‐Remedial Submittals. LFR submitted a Groundwater Remedial Progress and 
Monitoring Plan (LFR 2008a), Post‐Remedial Human Health Risk Assessment (LFR 2008b), 
and a letter regarding Description of North Shore at Mandalay Bay Foundation Vapor Barrier 
Elements (LFR 2008c). 

• 2008, DTSC Approvals. On October 10, 2008, DTSC confirmed the suitability of the Site for 
residential use and conditioned residential development on the installation of passive and 
active vapor barriers beneath all 292 parcels. DTSC approved LFR’s revised technical 
documents, Description of North Shore at Mandalay Bay Foundation Vapor Barrier Elements 
(October 10, 2008; LFR 2008c) and Groundwater Remediation Progress and Monitoring Plan 
for the North Shore at Mandalay Bay Project (September 17, 2008; LFR 2008a).  

• 2008–2012, LFR/ARCADIS Groundwater Monitoring. LFR and ARCADIS conducted quarterly 
groundwater monitoring and submitted reports to the RWQCB and DTSC, in accordance 
with the Monitoring and Reporting Program (MRP) associated with the waste discharge 
requirements for the substrate placement. 

• 2011, ARCADIS Soil Vapor Sampling. On April 14, 2011, ARCADIS conducted limited soil 
vapor sampling. The results showed that soil vapor concentrations were decreasing. 

• 2011, ARCADIS Request to Modify the North Shore at Mandalay Bay MRP. On July 11, 
ARCADIS submitted a revised request to reduce the scope of groundwater monitoring.  

• 2012, RWQCB Approval. On July 11, RWQCB approved the reduction in groundwater 
monitoring to eight wells with fewer analytes monitored on a semiannual basis in order to 
monitor natural attenuation.  

• 2012–2016, ARCADIS Groundwater Monitoring. ARCADIS conducted semiannual 
groundwater monitoring and submitted reports to the RWQCB and DTSC, in accordance 
with the MRP. 

• 2013, ARCADIS Site Conditions Update. In October 2012, ARCADIS conducted additional 
soil, soil gas, and groundwater sampling and an updated HHRA was prepared to reflect an 
updated evaluation of Site conditions. The Site Conditions Update report was submitted 
February 21, 2013 (ARCADIS 2013a). In a letter dated February 22, 2013, DTSC approved the 
Site Conditions Update report and Risk Assessment, and made clarifications to the October 
10, 2008, letter (DTSC 2013a). The additional sampling consisted of the following: 

- Drilling 135 soil borings to depths ranging from 5 to 20 feet bgs, continuously logging 
soil lithology, and collecting 1 to 4 soil samples from each soil boring. 

- Analyzing 12 soil samples plus 1 duplicate sample for VOCs using EPA Method 
8260B/5035 and 11 soil samples for physical parameters. 

- Installing 122 temporary soil vapor probes and 10 permanent soil vapor probes in the 
soil borings, collecting a total of 206 soil vapor samples from depths of 5 feet bgs (132 
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locations), 10 feet bgs (22 locations), and 15 feet bgs (20 locations) and analyzing the 
samples for VOCs in an on-site mobile laboratory using EPA Method 8260B. 

- Collecting 47 groundwater samples (plus duplicates) from the groundwater monitoring 
wells and grab groundwater locations and analyzing the samples for VOCs using EPA 
Method 8260B. 

• DTSC reviewed and approved the 2013 Site Conditions Update report with the following 
clarifications to the October 10, 2008 Letter: 

- 175 individual parcels have results that are below risk management goals for the Site 
and have been deemed suitable for unrestricted land use. 

- 29 parcels require localized active soil vapor treatment to meet risk management goals 
for the Site.  

- To allow for development to proceed while the risk management goals for the Site are 
being achieved, 117 parcels within Areas A, B, and C should include additional protective 
measures in the form of individual passive Vapor Intrusion Mitigation (VIM) systems. 

- The technology and layout of localized active soil vapor treatment and additional 
protective measures in the form of individual passive VIM systems will be defined by the 
owner in consultation with DTSC and will be subject to DTSC approval. 

• 2013, ARCADIS PRACR. A PRACR was prepared that summarized the remedial actions 
completed through 2012 and defined the remaining obligations to be completed following 
the sale of the property out of foreclosure. The report was submitted to DTSC on March 1, 
2013 (ARCADIS 2013b). 

• 2013, MPL Property Transfer. Following detailed review of the property documents, and 
after gaining clarification from DTSC as to the nature of the 2013 Site Conditions Update 
Report and Risk Assessment remedial requirements, the property was purchased by MPL 
Property Holdings, LLC on December 31, 2013. 

2.3.4 Response Actions Conducted by MPL 

Upon MPL’s acquisition of the Site in December 2013, MPL and the Department of Toxic 
Substances Control (DTSC) entered into a Voluntary Cleanup Agreement (VCA), setting forth the 
scope of work for response actions to be undertaken by MPL, as outlined in general accordance 
with Section 7 of the Partial Remedial Action Completion Report (PRACR) prepared by ARCADIS, 
US. (ARCADIS 2013b) and the DTSC-approved Feasibility Study and Remedial Action Plan 
(FS/RAP) prepared by LFR, Inc. (LFR 2006). Since acquiring the Site, MPL has undertaken the 
following response actions that implement the FS/RAP remedy and the PRACR in accordance 
with the VCA: 

• 2014–Present, Soil Consolidation Area Monitoring. SoundEarth presented the proposed 
groundwater monitoring well network and sampling frequency for the SWRCB Title 27 
detection monitoring program in a work plan dated June 30, 2014. DTSC approved the work 
plan on July 21, 2014 (DTSC 2014c). The installation, development, and baseline sampling 
results for the seven shallow groundwater monitoring wells (SCA‐01 through SCA‐07) 
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installed between August 26 and September 18, 2014, were described in the Revised Soil 
Consolidation Area Well Installation Report, dated February 20, 2015 (SoundEarth 2015a). 
DTSC approved the installation of the SCA wells in a letter dated July 21, 2014 (DTSC 2014c). 
Quarterly sampling of the SCA groundwater monitoring wells was conducted from 2014 to 
2015, and semiannual sampling was conducted in 2015 and 2016. Annual groundwater 
sampling is currently being conducted. 

• 2014–2015, Disposition of Soil Treatment Stockpile. Additional sampling and 
characterization of VOC-impacted soils in the ex situ soil treatment cell were conducted in 
April 2014 and presented in a work plan to segregate and dispose of the non‐RAO‐compliant 
soils and place the RAO‐compliant soils in the SCA as cap material, in accordance with the 
FS/RAP. DTSC approved the Characterization and Disposition of Treated Soils and Work Plan 
for Final Disposition of Treated Soils in a letter dated March 3, 2015 (DTSC 2015a). Under 
the oversight of DTSC, approximately 6,939 cy of affected soils (soils exceeding the numeric 
RAOs in the FS/RAP) were removed and disposed at the Simi Valley Landfill and 
approximately 11,961 cy of RAO-compliant soils (soils that were below numeric RAOs in the 
FS/RAP) were deposited on‐Site as SCA cap material, in accordance with the FS/RAP. 

• 2014–Present, Soil Vapor Extraction. An SVE pilot test was conducted in August 2014 in 
accordance with the SVE Pilot Test Work Plan, dated June 9, 2014 (SoundEarth 2014a). DTSC 
provided a conditional approval of the SVE Pilot Test Work Plan on June 26, 2014. The 
results of the SVE pilot test and the conceptual design of the SVE system were presented in 
the Soil Vapor Extraction Pilot Test and Design Report, dated March 17, 2016 (SoundEarth 
2016b). DTSC approved the conceptual design in a letter dated May 19, 2016. Selected 
permanent soil gas monitoring probes were sampled April 2015 as a baseline prior to the 
SVE treatment. The results of the sampling were presented in the Baseline Soil Gas 
Monitoring Report, dated July 14, 2015. A final Baseline Soil Gas Monitoring Report was 
submitted to DTSC on March 6, 2017 (SoundEarth 2017c). The SVE system was installed 
from August 2016 through October 2016 and has been running in startup mode since 
October 31, 2016. A Soil Vapor Extraction System Start-up Report was submitted to DTSC on 
March 7, 2017 (SoundEarth 2017d). DTSC approved the Start Up report on April 21, 2017 
(DTSC 2017a) and provided clarification on May 12, 2017 (DTSC 2017b). 

• 2014–Present, Groundwater Enhanced Monitored Natural Attenuation and Monitoring. 
Eight remedial monitoring wells (RMWs) were monitored semiannually in accordance with 
the MRP in 2013 and 2014. In June 2014, DTSC verbally requested that five additional 
remedial wells be sampled along with the wells included in the MRP sampling program. 
Remedial wells RW‐4, RW‐13, RW‐16, RW‐18, and RW‐21 were included in the sampling 
program, from first semester 2014 through first semester 2015. In December 2016, MPL 
conducted limited injections of a substrate material (EHC-L and additives) in two areas to 
accelerate and enhance the Site groundwater's monitored natural attenuation (MNA). Four 
new groundwater monitoring wells were installed (RMW-10 through RMW-13), a new 
Waste Discharge Requirement (WDR) with RWQCB was obtained, and an MRP for the new 
remedial areas was initiated. The MRP for the Daramend application was terminated and an 
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annual Site-wide groundwater monitoring program was initiated under DTSC oversight. 
WDR monitoring reports were submitted quarterly to RWQCB and DTSC in 2017. 

2.3.5 Key Decision Documents 

Key decision documents approving and evaluating the actions include the following:  

• Remedial Action Plan for the North Shore at Mandalay Bay Property in Oxnard California, 
December 20, 1996 (1996 RAP) approved by the RWQCB 

• North Shore at Mandalay Bay EIR, certified by the City of Oxnard July 1999 

• Addendum to the North Shore at Mandalay Bay EIR May 2005 by the City of Oxnard (First 
EIR Addendum) 

• Addendum to the North Shore at Mandalay Bay EIR September 2005 by the City of Oxnard 
(Second EIR Addendum) 

• Addendum to the North Shore at Mandalay Bay EIR October 2005 by the City of Oxnard 
(Third EIR Addendum) 

• Feasibility Study and Remedial Action Plan, dated August 31, 2006, approved by DTSC on 
August 31, 2006 (FS/RAP) 

• DTSC Notice of Determination (California Environmental Quality Act), dated October 17, 
2006  

• DTSC Approval of Residential Use at the North Shore at Mandalay Bay Site, dated October 
10, 2008 

• DTSC Approval of Site Condition Update Report and Risk Assessment, dated February 22, 
2013 (also clarifies the 2008 approval) 

• Partial Remedial Action Completion Report (PRACR), dated March 1, 2013, approved by 
DTSC on March 1, 2013 

• DTSC Approval of Characterization and Disposition of Treated Soils and Work Plan for Final 
Disposition of Treated Soils, dated March 3, 2015 

• DTSC Letter regarding Review of Agreements Reached for Developer‐Selected Foundations 
and the Extent and Nature of Active Soil Vapor Extraction for Remedial Design and Costing 
Documents Review, dated July 31, 2015 

• DTSC Approval of Technical Memorandum—Work Plan for Groundwater Treatment Using 
Enhanced Natural Attenuation, North Shore at Mandalay Bay, dated January 25, 2016 

• DTSC Approval of Soil Vapor Extraction Pilot Test and Design Report, North Shore at 
Mandalay Bay, dated May 19, 2016  

• RWQCB adoption of Waste Discharge Requirements and Monitoring and Reporting Program 
for groundwater injection of organic and iron substrate materials, dated September 26, 
2016  
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• DTSC approval of the Site for residential development, construction, and occupancy with the 
operation of the SVE, implementation of land use controls and verification of the operation 
of VIM systems, dated May 12, 2017  

2.4 Site Geology and Hydrogeology 

The generalized conceptual geologic model prior to Site grading and remediation included sand 
(“dune sand”) at depths of approximately 15 to 20 feet bgs (approximate elevation 10 feet msl). 
An approximate 10-foot-thick clayey silt layer (“the clayey silt”) occurs from an approximate 
elevation of 10 feet to 0 feet msl. The clayey silt grades into a clay (“the basal clay”) located at 
the bottom of the layer at an approximate elevation of 0 to 4 feet below msl. Above the basal 
clay within the clayey silt and sometimes within the dune sand, occasional sand stringers are 
present with perched water zones encountered. Below the basal clay is an approximately 10-
foot-thick sand layer (“the upper beach sand”), underlain by an approximately 5-foot-thick 
clayey silt layer, and then the lower beach sand. The upper and lower beach sand layers are the 
first water-bearing aquifers with advective transport. The upper and lower beach sands are in 
hydraulic communication with the canal and are tidally influenced.  

During remediation and geotechnical grading activities, engineered fill was placed throughout 
the portions of the Site designated for residential use to depths of 5 to 25 feet bgs. In general, 
fill material is present to greater depths in the western portion of the Site. 

The Site groundwater has little advective flow as two local recharge sources, the adjacent MRT 
Canal to the northeast, and the Pacific Ocean to the southwest readily flow to and from Site 
groundwater. Both of these sources are saline, apparently causing the Site's shallow 
groundwater to also be saline, as discussed in the 1996 RAP and approved by the RWQCB in 
October 1997, Remedial Investigation Report (LFR Levine Fricke 2005), FS/RAP (LFR 2006), and 
the final Remedial Design and Implementation Plan (LFR 2007b). As a result of the influence of 
the Canal and the Pacific Ocean, groundwater gradients at the Site are relatively flat and tidally 
influenced, with little flow, and reside at approximate elevations of 2 to 9 feet above msl.  

Data from recent groundwater sampling events indicate that groundwater is present at depths 
of approximately 20 feet below the top of the well casings, with elevations (May 2016) ranging 
from approximately 2.08 feet msl in RW-12 to 9.52 feet msl in PMW-02. Groundwater gradients 
generally mildly slope toward the canal in the northern/eastern portion of the Site. 
Groundwater near the canal is tidally influenced and can typically fluctuate 2 to 3 feet, with tidal 
influences diminishing with distance from the canal. 

Based on historical piezometric data and CPT data, it appears that the regional groundwater 
gradient toward the ocean is interrupted by the Mandalay Canal. The Mandalay Canal also 
serves as a localized drain of Site water, reversing the groundwater gradient from the central 
portion of the Site back toward the canal. 

The Mandalay Canal has been periodically dredged for maintenance purposes to an 
approximate working depth of -10.0 feet msl. The operating water elevation in the Mandalay 
Canal is 0.5 foot msl, which fluctuates with the tide. Based on the Site lithology, the dredging 
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would be expected to have removed the aquitard over a width of 40 feet along the entire 
eastern and northern boundary of the Site. As a result, the lower beach sand aquifer became 
the hydrostatic minimum, enabling the Site to drain both to the west and to the east. The depth 
of the Mandalay Canal intersects the lower beach sand aquifer, causing regional groundwater 
from the east and water from the Site to slowly discharge to the canal rather than to the ocean.  

While in a typical coastal setting, the area behind the dunes is characterized by upward 
groundwater gradients, the presence and subsequent deepening of the canal reversed the 
vertical groundwater gradient at the Site and increased the salt content in Site groundwater to 
levels not suitable for potable use. The pre-canal upward groundwater gradients were relieved 
by the canal construction, effectively lowering the Site’s historical groundwater levels to the 
relatively lower elevations observed today. Some of the Site’s perched water continues to drain 
to the current groundwater elevation and appears to be the remnant of the higher elevation 
groundwater conditions that existed before the canal effectively drained the Site’s groundwater. 

2.5 Nature and Extent of Impacts 

The following is a description of the nature and extent of the current Site impacts (Figure 3). 

2.5.1 Chemicals of Concern 

Eleven constituents of potential concern (COPCs) were identified for the Site and analyzed 
during the Site Conditions Update and Human Health Risk Assessment of October 2012 
(ARCADIS 2013a). The COPCs selected included benzene, carbon tetrachloride, 1,1-
dichloroethane (1,1-DCA), 1,1-dichloroethene (1,1-DCE), 1,2-dichloroethane (1,2-DCA), cis-1,2-
dichloroethene (cis-1,2-DCE), trans-1,2-dichloroethene (trans-1,2-DCE), tetrachloroethene (PCE), 
1,1,1-trichloroethane (1,1,1-TCA), trichloroethene (TCE), and vinyl chloride (VC). These 
chemicals were selected based upon the historical chemical concentrations observed in soil, soil 
gas, or groundwater.  

• Based on the October 2012 sampling, chemicals of concern (COCs) retained for soil gas were 
benzene, 1,1-DCA, 1,1-DCE, 1,2-DCA, cis-1,2-DCE, trans-1,2-DCE, PCE, TCE, and VC, with VC 
as the primary chemical driving risks that may exceed the acceptable DTSC risk range. TCE 
and PCE also contribute significant risk in limited portions of the Site in Area B. Areas with 
risks that were estimated to potentially exceed the risk threshold (1x10-5) for vapor intrusion 
risk to residential houses, estimated with slab on grade construction, are shown on Figure 3.  

• Based on the October 2012 sampling, COCs retained for groundwater were benzene, 1,1-
DCA, 1,1-DCE, 1,2-DCA, cis-1,2-DCE, trans-1,2-DCE, PCE, TCE, and VC. VC concentrations 
were found to drive a high portion of the estimated potential risk that could exceed the 
DTSC selected unacceptable risk threshold for potential vapor risk from groundwater off-
gassing. Figure 3 depicts the Areas (A, B, and C) that reflect areas evaluated to have 
potential long-term concern for potential risks from observed vapors or from future 
groundwater off-gassing. 

• Soils in the residential area of the Site were successfully remediated in 2007 as approved by 
DTSC in their October 10, 2008 letter. 
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• COCs in soil consolidated within the SCAs are TPH, barium and other metals, dioxins, and 
PCBs. 

Maximum concentrations and risks associated with the COCs detected at the Site are listed in 
the table below from recent sampling events, including the baseline soil gas sampling event 
conducted in April 2015, and post-enhancement groundwater sampling data collected in 2016 
and 2017.  

COC 
Maximum 
Detected Location 

Carcinogenic 
Risk 

Noncarcinogenic 
Risk (Hazard 

Index) Sample Date 
Soil Gas (µg/L)(1) 

Benzene 0.53 P-SG-15-10’ 3.7E-06 0.01 April 2015 
1,1-DCA 8 P-SG-14-15’ 1.8E-06 0.0045 April 2015 
1,1-DCE 19 P-SG-34-15’ NA 0.12 April 2015 
1,2-DCA 5.4 P-SG-15-10’ 3.2E-05 0.49 April 2015 

Cis-1,2-DCE 340 P-SG-32-15’ NA 20 April 2015 
Trans-1,2-DCE(3) 420 P-SG-32-15’ NA 2.4 April 2015 

PCE 3,700 P-SG-29-5’ 6.2E-03 67 April 2015 
TCE 640 P-SG-32-15’ 6.4E-04 140 April 2015 
VC 1,000 P-SG-32-15’ 1.9E-02 5.8 April 2015 

Groundwater (µg/L)(2) 

Benzene 71.9 RMW-12 4.9E-05 0.13 November 2016 
1,1-DCA 253 RW-01 1.7E-07 0.0094 November 2016 
1,1-DCE 13 RW-24 NA 0.027 September 2016 
1,2-DCA 9.34 RW-07 4.4E-07 0.009 September 2016 

Cis-1,2-DCE 48.6 RMW-12 NA 0.25 November 2016 
Trans-1,2-DCE(3) 11.4 RW-01 NA 0.0031 September 2016 

PCE 27.5 SCA-07 5.3E-06 0.059 February 2017 
TCE 153 SCA-07 1.6E-05 3.7 February 2017 
VC 235 RMW-10 1.5E-03 0.46 September 2017 

Notes: 
Bold indicates above the risk management threshold of 1 x 10-5.  

Data includes wells installed within future residential areas. Data does not include pre-injection data from 
RW-16, SCA-02 or RMW-10 or data from non-residential areas. Post-injection data is included. 
(1)Soil-gas risks are from Table 3 of the Baseline Soil Gas Monitoring Report (SoundEarth 2017c). 
(2)Groundwater risks are based on the inhalation pathway and are calculated using the site-specific target levels 
and groundwater transfer factors developed in the Exponent 2012 human health risk assessment included as an 
attachment to the Site Conditions Update (Arcadis 2013a).  
(3)Site-specific target levels and groundwater transfer factors were not developed for trans-1,2-DCE in the 2012 
HHRA. Therefore, the trans-1,2-DCE hazard was estimated using the groundwater transfer factor for cis-1,2-DCE 
with a screening level ten times the cis,1-2-DCE screening level. 
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µg/L = micrograms per liter NA = not applicable SoundEarth = SoundEarth Strategies, Inc. 
COC = chemicals of concern  PCE = tetrachloroethene TCE = trichlorothene 
DCA = dichloroethane RMW = remedial monitoring well VC = vinyl chloride 
DCE = dichloroethene RW = remedial well 
mg/kg = milligrams per liter SCA = Soil Consolidation Area  

 

2.5.2 Targeted Areas 

Soil and groundwater impacts at the Site were characterized with investigation and addressed 
through remediation with partial remediation implemented in 2004 through 2009 as described 
in Section 2.3. Ongoing remedial activities are discussed herein. Additional soil gas and 
groundwater sampling was conducted during the Site Conditions Update (SCU) in 2012, and an 
HHRA was prepared to estimate risks associated with potential exposure to VOCs in 2012 soil 
gas sampling results via inhalation of indoor air under a residual exposure scenario. Based on 
the SCU and HHRA conducted in 2012, DTSC determined that the use of the site-specific target 
cancer risk level of 10 in a million (1 x 10-5) and a non-cancer target hazard index of one were 
appropriate risk management goals for the Site (DTSC 2013). DTSC further identified individual 
parcels within Areas A, B and C that required remedial action and/or mitigation to meet risk 
management goals for the Site. These areas were further defined through additional 
characterization efforts conducted in 2015 and are described below and depicted in Figure 3. 

Area A. Area A is located in the northeastern portion of the Site in the area along the MRT canal 
and in the area where the affected soils excavation and groundwater pump and treat activities 
were completed. While confirmation soil sampling conducted in 2009 did not indicate soil 
concentrations above the RAO goals established in the 2005 FS/RAP, subsequent soil gas and 
groundwater sampling conducted in 2008 and 2012 indicated soil gas concentrations above the 
risk management goal of 1 x 10-5 in a localized area on the eastern portion of Area A and 
elevated groundwater concentrations beneath portions of this area (Figure 3). Volatilization of 
chlorinated volatile organic compounds (CVOCs) in soil used for engineered fill, residual native 
CVOC-affected soil near the margins of the excavation areas, and volatilization of VOC-affected 
groundwater are potential contributors to the risk in Remedial Area A. The future planned use 
of Remedial Area A includes single family residences and park areas. 

Area B. Area B is located in the southwestern portion of the Site along Harbor Boulevard. While 
confirmation soil sampling conducted in 2009 did not indicate soil concentrations above the 
remedial goals established in the 2005 FS/RAP, subsequent soil gas sampling conducted in 2008 
and 2012 indicated soil gas concentrations above risk management goals in Area B (Figure 3). 
Volatilization of CVOCs in soil used for engineered fill is the potential contributor to the risk in 
Remedial Area B. The future planned use of Remedial Area B includes single-family residences.  

Area C. Area C is located in the northwestern portion of the Site along Harbor Boulevard. Soil 
gas sampling conducted in 2012 indicated concentrations above risk management goals beneath 
the road portion of Area C. Volatilization of CVOCs in soil used for engineered fill beneath the 
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future road is the potential contributor to the risk in Area C. The future planned use of Area C is 
single-family residences.  

2.5.2.1 Groundwater Targeted Areas 

Vinyl Chloride. Elevated VC concentrations (250 µg/L to 1,000 µg/L in RW-16) were present in 
an approximate 225‐foot by 125‐foot area in the vicinity of monitoring well RW‐16 (largely 
within or adjacent to Area A). The area was treated with the substrate EHC-L injections in 
December 2016. As of September 2017, the VC-affected area has decreased in size to an 
approximate 50-foot by 50-foot area in the vicinity of monitoring well RMW-10, with the highest 
VC concentration of 235 µg/L in RMW-10. 

TCE. TCE concentrations greater than 250 µg/L were present in an approximate 50-foot by 
50-foot area in the vicinity of monitoring well SCA-02. The area was treated with EHC-L 
injections in December 2016. As of September 2017, the TCE plume has decreased to a single 
concentration of 3.33 µg/L TCE in monitoring well SCA-02.  

2.5.3 Soil Consolidation Areas 

As described in Section 2.3, the Site remedial grading effort identified and consolidated affected 
soils and sludge materials in two SCAs to minimize and interrupt transport pathways to 
receptors. An evaluation of these materials found them to have low water solubility (LFR 2006).  

Soils consolidated into the SCAs contained the following: 

• TPH at concentrations up to 500 mg/kg for C5-C8 volatile aliphatics and C9-C12 volatile 
aromatics, and 5,000 mg/kg for C9-C12 volatile aliphatics, C9-C18 extractable aliphatics, C19-C36 
extractable aliphatics, and C11-C22 extractable aromatics 

• Barium at concentrations up to 10,000 mg/kg  

• Chlordane at concentrations up to 2.5 mg/kg 

• Dioxins at concentrations up to 0.01 mg/kg 

• PCBs at concentrations up to 50 mg/kg  

The soil cap material consists of soil with concentrations below industrial screening levels (2008) 
of the following chemicals: 

• Barium (less than 6.5 mg/kg) 

• Dioxins (less than 0.000016 mg/kg)  

• PCBs (less than 0.74 mg/kg) 

• Benzene (less than 1.4 mg/kg) 

• Carbon tetrachloride (less than 0.55 mg/kg) 

• Chloroform (less than 0.47 mg/kg) 
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• 1,1-DCA (less than 1,700 mg/kg) 

• 1,2-DCA (less than 0.6 mg/kg) 

• 1,1,2-TCA (less than 1.6 mg/kg) 

• TCE (less than 6.5 mg/kg) 

• PCE (less than 1.3 mg/kg) 

• VC (less than 0.75 mg/kg)  

A geotextile fabric is present between the affected materials and the soil cap materials. In 
addition, a 15-mil polyethylene geotextile was placed from the surface to near groundwater, 
around the perimeter of the SCA, adjacent to the future residences, to diminish potential 
concerns for methane migration from the SCAs to residences. 
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3.0 RESPONSE PLAN OBJECTIVES 

Site-wide and media‐specific RAOs were identified and included in the FS/RAP. The attainment 
of the RAOs is described in the PRACR along with a description of future action items (ARCADIS 
2013a). The Response Plan Objectives (RPOs) below address the remaining impacts at the Site.  

The RPOs for the Site are as follows:  

1. Reduce soil vapor source concentrations through SVE that, without proper installation, 
testing, and maintenance of mitigation measures, pose a risk to future residents from 
potential inhalation of vapors containing CVOCs posing risks greater than 1 x 10-5 and a 
hazard index (HI) of 1. 

2. Reduce CVOC concentrations in groundwater through MNA to attain water quality 
objectives or MCLs within a reasonable time frame.  

3. Prevent ingestion of groundwater with CVOC concentrations in excess of MCLs.  

4. Prevent indoor vapor intrusion of CVOCs in excess of a total excess cancer risk of greater 
than 1 x 10-6 and HI of 1.  

5. Prevent contact with soils containing TPH, PCBs, and metals in the SCAs through monitoring 
and maintaining engineering and institutional controls.  

6. Prevent or control exposures to potential residual contaminants in soil-vapor or 
groundwater using institutional or engineering controls and monitoring. 

The RPOs are consistent with the overall goal of residential site redevelopment and operation 
and maintenance of the RPA under CLRRA. 
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4.0 RESPONSE ACTIONS  

MPL will complete the response actions summarized below and described in more detail in 
Section 5.0. The response actions identified in this section include remaining requirements from 
the 1996 RAP, 2006 FS/RAP, 2013 PRACR, and VCA.  

• Ongoing operation and maintenance of a Soil Vapor Extraction (SVE) system to reduce VOC 
concentrations in soil vapor. 

• Installation of VIM systems, in all residential buildings, in accordance with the VIM Systems 
Design and Construction Plan, as and when residences are constructed on the Site. 

• Periodic groundwater monitoring to evaluate the MNA progress and respond to elevated 
groundwater concentrations that may occur, if necessary.  

• Periodic inspections, maintenance, and monitoring of the cap systems in the SCAs to 
eliminate significant erosion and transport of SCA materials from the SCAs.  

• Recording and implementing land use restrictions in the form of land use covenant(s) to 
restrict use in accordance with the institutional controls that will prohibit any construction 
without implementation of a DTSC-approved VIM Systems Design and Construction Plan; 
the land use covenant(s) will require access and access restrictions to the RPAs and SCAs, as 
well as restrictions related to the O&M requirements for the SVE, VIM systems, 
groundwater remediation efforts, and SCAs.  
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5.0 RESPONSE ACTION DESCRIPTION 

Each response action that will be undertaken under this Response Plan, as identified in the 
preceding Section, is described in more detail below. Project controls are described in Section 
6.0. 

5.1 Soil Vapor Extraction 

To further reduce residual low-level VOC soil vapors, an SVE treatment system was constructed 
and installed at the Site in accordance with SoundEarth’s Soil Vapor Extraction Pilot Test and 
Design Report (SoundEarth 2016b) and the FS/RAP. The system was installed from August 2016 
through October 2016, it has been in operation since October 31, 2016 and it will continue to be 
operated, maintained, repaired and replaced (if necessary) as described below.  

The SVE system includes 41 extraction wells, approximately 9,000 linear feet of extraction 
conveyance piping, three 15-horsepower blowers, and a vapor absorption system. The vacuum 
is transmitted by the extraction piping system to the 41 extraction wells, distributed across the 
affected areas (Remedial Area A and Remedial Area B), and extends into the geologic strata 
containing the affected vapors to be removed and treated. Details of design, permitting, 
construction, and initial operation are included in the Soil Vapor Extraction System Start-up 
Report (SoundEarth 2017d). 

MPL will undertake the following long-term operation and maintenance SVE system activities: 

• System control and communications will be provided by a programmable logic controller 
(PLC) through an Internet connection to facilitate remote monitoring of critical system 
operational parameters and remote modifications of system operations 

• Regular emails will be sent from the PLC with critical system data such as flow rate, influent 
and effluent photoionization detector (PID) readings, and airstream temperatures, and will 
provide notification of conditions that require attention such as SVE system shut down, 
condensate high water levels, and flow rates or temperatures outside of normal operating 
conditions 

• The SVE system is equipped with an emergency stop push-button for manual system 
shutdown, if necessary 

• Monthly O&M visits will be conducted to evaluate and maintain system operation. 

• Periodic vapor samples of the system air stream will be collected for laboratory analysis to 
evaluate progress of the SVE system in removing VOCs from the Site. 

• Periodic monitoring and sampling of the SVE extraction wells and field monitoring of 
selected soil vapor probes will be conducted to evaluate and confirm sufficient SVE system 
radius of influence, and to evaluate concentrations of VOCs and other parameters in the soil 
vapor. 
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• Annual reports will be prepared for DTSC describing results of soil gas sampling. 

• Maintenance will include the periodic disposal of “spent” GAC and liquid condensate, as 
needed.  

System performance and future consideration for when the system has fulfilled its remedial 
contribution will be made by considering multiple lines of evidence including the observed mass 
removal, concentration reduction in the SVE system influent and CVOC concentration reductions 
in the Soil Vapor Probes. 

5.2 Vapor Intrusion Mitigation 

In 2008, DTSC approved the Site for residential use with the implementation of vapor barrier 
remedial and mitigation elements for all residences (DTSC 2008). In 2013, DTSC clarified that 
approval with the requirement for active soil vapor treatment and passive VIM systems at 117 
parcels (DTSC 2013a). In 2015, EPA expressed support for the implementation of active VIM 
measures in all homes (DTSC 2015c). Accordingly, as and when residences are constructed on 
the Site, all residential buildings will include VIM design elements in accordance with the VIM 
Systems Design and Construction Plan, as approved by DTSC, and the specifications contained 
on Figures 5 and 6. MPL will be responsible for proper design and will require construction of 
the VIM system components in all residences. MPL will maintain responsibility for construction 
quality assurance and quality control, and oversight of the builders who will devise construction 
drawings and construct the residences gaining approvals required by the City of Oxnard. MPL 
will inspect each homebuilder's installation of the VIM systems in each residence to ensure that 
the VIM systems are installed in accordance with the design specifications described in the VIM 
Systems Design and Construction Plan. MPL will require each homebuilder to make corrections 
or repairs appropriate to ensure that the VIM systems are installed in accordance with the VIM 
Systems Design and Construction Plan.  

5.2.1 VIM System Description 

All residences will have VIM systems to be constructed with both passive and active mitigation 
systems. The active systems include typical radon-type exhaust fans (exhaust fans) to reduce 
sub-slab pressures. These exhaust fans also collect and transport vapors from the sub-slab 
zones, through extraction piping and discharge these vapors through roof vents. Remote 
electrical monitoring and surveillance systems will be used in all VIM systems to notify MPL of 
exhaust fan malfunction to initiate appropriate repairs. These monitoring and repair efforts are 
intended to minimize exhaust fan downtime. Two different VIM systems are specified in order 
to provide future homebuilders some latitude to select the most appropriate system:  

1. The first vapor barrier and venting system option consists of a liner (low permeability 
membrane [LPM]) placed directly beneath the post-tension slab, that provides a passive 
barrier. As shown on Figure 6, two specifications of LPM are planned for different areas of 
the Site. In addition, beneath the LPM, a 6-inch layer of washed uniform gravel with 4-inch-
diameter vent piping will be placed to create a permeable layer in which lower pressure 
would be created by the exhaust fan. The exhaust fan will be connected to the permeable 



FINAL – Response Plan 
North Shore at Mandalay Bay 
 

Page 22 Terraphase Engineering Inc. 

layer vent piping and actively discharge sub-slab vapors to the atmosphere above the roof 
line.  

2. The second VIM system option would use an aerated slab. This VIM system creates a sub-
slab open void space of about 1 foot, with the slab elevated on concrete pedestals created 
by specialized recycled plastic forms. This VIM system creates a passive more easily vented 
layer to more effectively vacate vapors and transmit pressure reductions. The exhaust fan 
would actively vent the sub-slab void space to above the roof line, similar to the LPM and 
gravel system.  

Both of these options include identical electronic monitoring and communication systems that 
notify MPL of the operational status of the exhaust fans in order to remotely verify exhaust fan 
operation and the pressure differential between the sub-slab and living area.  

5.2.2 VIM Operation and Maintenance 

While the O&M requirements could be modified in consultation with DTSC, the long-term VIM 
O&M tasks include the following: 

1. Initially, conduct an annual Site visit to check the fan operation manually at 292 houses. 

2. Conduct real time remote (online) monitoring of VIM system function. 

3. Maintain and operate all system components. 

4. Conduct periodic maintenance and repairs, as needed. 

5.3 Monitored Natural Attenuation 

Residual VOCs in shallow groundwater are being treated and will continue to be treated by MPL 
with a long-term MNA process in accordance with DTSC’s approval of the 2006 FS/RAP (DTSC 
2006a) and 2013 PRACR (DTSC 2013b) to attain RWQCB water quality objectives (e.g., MCLs) 
within a reasonable time frame as defined by SWRCB Resolution 92-49. MNA is the final 
technology being implemented to remediate the Site’s groundwater in accordance with the 
FS/RAP. The progress to attain the RAOs and RPOs, the remedial progress, the conceptual Site 
model, the time frame estimated to attain RPOs are described in the Groundwater Conceptual 
Site Model and Remedial Progress report (SoundEarth 2018). Groundwater response actions to 
be conducted by MPL are described below.  

• Long-term Site-wide groundwater monitoring of approximately 13 groundwater monitoring 
wells will be conducted annually and an additional 5 groundwater monitoring wells will be 
sampled biennially to monitor Site-wide natural attenuation.  

• Groundwater well maintenance and repair will be conducted as needed to maintain the 
integrity of the groundwater monitoring wells.  

• Annual reports will be prepared for submittal to DTSC that include tables, figures, statistical 
trend analysis, and contaminant mass calculations. This continuous monitoring and ongoing 



FINAL – Response Plan 
North Shore at Mandalay Bay 

Terraphase Engineering Inc. Page 23 

evaluation will be implemented to monitor the MNA’s progress in achieving water quality 
objectives. 

5.4 Soil Conservation Area/Resource Protection Area 

The RPA portion of the Site includes two SCAs, which contain affected soil and sludge excavated 
from other portions of the Site during the remedial efforts. To maintain the integrity of the SCA 
cap systems and reduce the potential for erosion that could result in exposure, the caps will be 
inspected twice each year, and cap deficiencies encountered during such inspections that affect 
the integrity and efficacy of the caps will be repaired and corrected. Vegetation viability and 
integrity will be evaluated and maintained to minimize erosion and dust generation. To evaluate 
the potential of releases from the SCAs to groundwater, leak detection groundwater monitoring 
is being conducted. Given that maintenance of the plant cover provides for long-term cap 
stability and sustainability, these inspections will be performed at the beginning of the rainy 
season in November and following the rainy season in May. Annual groundwater sampling will 
be conducted in November of each year. Reporting will be conducted in accordance with the 
O&M Plan.  

5.5 Institutional Controls 

Institutional Controls will be reflected in the Land Use Covenant and Environmental CC&Rs. 
These controls will include the following: 

• Prohibition of any construction of residential buildings unless the VIM Systems are installed 
in all such buildings in accordance with this Response Plan and the VIM Systems Design and 
Construction Plan as approved by DTSC.  

• Operation and Maintenance requirements for groundwater monitoring, the SCA, future VIM 
systems (including supplying power for VIM operation), and the SVE. 

• Access restrictions to the RPA to minimize pedestrian traffic. 

• Prohibitions against the installation of groundwater wells. 

• Requirements to allow MPL access to the groundwater monitoring systems, the SVE systems 
and the VIM systems for continued operation and maintenance. 

• Restrictions against any interference with, disruption of, damage to, or tampering with any 
of the groundwater monitoring systems, SCA soil caps, the SVE systems and the VIM 
systems. 
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6.0 HEALTH AND SAFETY, RECORDKEEPING, AND PROJECT 
CONTROLS 

The following describes the project control measures that will be used during the 
implementation of the response actions. Project controls include site control measures for site 
safety and protection of human health. Project control measures will be implemented during 
the construction of the VIM and outlined in the Builder’s plans. A qualified inspector 
representing MPL will be present during the response action field activities and quality 
assurance and quality control efforts.  

6.1 Site-Specific Health and Safety Plan 

All work performed at the Site will be conducted in accordance with applicable state and federal 
occupational and health safety standards as set forth in Title 29 Chapters 1910 and 1926 of the 
Code of Federal Regulations; California Health and Safety Regulations as set forth in Title 8, 
California Code of Regulations; and guidance established by the DTSC and EPA. A Site-specific 
Health and Safety Plan (HASP) currently exists for the Site. The HASP may be updated/amended, 
as necessary, prior to and throughout the implementation of this Response Plan. A Site-specific 
HASP will be available on-Site during fieldwork. The HASP defines the project’s minimum health 
and safety requirements and designates protocols to be followed for the field operation to 
comply with state and federal health and safety requirements. Documentation and records that 
verify training and/or certification for employees will be maintained. These records will be made 
available upon request. 

6.2 Site Preparation and Security Measures 

6.2.1 Utility Clearance 

The limits of any proposed excavations areas, including soil and soil gas borings, well 
installations, excavations, and trenches, will be marked in the field and Underground Service 
Alert will be contacted to identify locations of underground utilities at least 48 hours prior to 
initiating subsurface activities.  

6.2.2 Surveying 

Site surveying of the O&M systems will be conducted by a California licensed surveyor and the 
Site Civil Engineer for the project. 

6.2.3 Permitting 

All necessary and applicable permits will be obtained for response action activities. The permits 
will be kept on-Site and will be made available for inspection during working hours.  

6.2.4 Access and Security 

Access to the Site during response action implementation is restricted to authorized personnel 
only. The Site is fenced along Fifth Street and Harbor Boulevard, with a locked entry gate 
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controlling access from each road. The MRT Canal limits access from the east. Temporary 
fencing (e.g., caution taped-off delineators) and/or other forms of site control will be utilized to 
delineate construction areas or work exclusion zones when necessary. The field geologist or 
engineer monitors and documents all personnel and heavy equipment entering and leaving the 
Site and the work exclusion zones. The Site will be secured in the absence of the field 
geologist/engineer, owner’s representative, or contractor. 

6.3 Field Documentation 

6.3.1 Field Logbooks 

Documentation of field activities (e.g., probe and well installation, monitoring activities, 
construction activities, truck trips, sampling techniques, and environmental conditions) is 
recorded in a field log book.  

Depending on the nature of the field activity, entries in the field logbook may include the 
following for each fieldwork date: 

• Site name and address 

• Recorder’s name 

• Team members and their responsibilities 

• Time of Site arrival/entry on-Site and time of Site departure 

• Other personnel on-Site 

• A summary of any on-Site meetings 

• Quantity of impacted soils excavated 

• Quantity of impacted soils temporarily stored on-Site 

• Quantity of excavated soils in truckloads transported off-Site 

• Names of waste transporters and proposed disposal facilities 

• Copies or numbers of manifests or other shipping documents (such as bill of landing) for 
waste shipments 

• Deviations from the work plan or Site-specific HASP 

• Changes in personnel and responsibilities, as well as reasons for the changes 

• Levels of safety protection 

• Calibration readings and equipment model for any equipment used  

The following information will be recorded during the collection of each sample: 

• Sample identification number 

• Sample location and description 
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• Site sketch showing sample location and measured distances 

• Sampler’s name(s) 

• Date and time of sample collection 

• Designation of sample as composite or grab 

• Type of sample (i.e., matrix) 

• Type of preservation 

• Type of sampling equipment used 

• Field observations and details important to analysis or integrity of samples (e.g., heavy rains, 
odors, colors, etc.) 

• Instrument readings (e.g., PID, etc.) 

• Chain-of-custody form numbers and chain-of-custody seal numbers (if applicable) 

• Transport arrangements (courier delivery, lab pickup, etc.) 

• Recipient laboratory(ies) 

If an error is made, corrections are made by crossing a line through the error and entering the 
correct information. Corrections are dated and initialed. No entries will be obliterated or 
rendered unreadable. 

6.3.2 Chain-of-Custody Records 

Chain-of-custody records are used to document sample collection and shipment to laboratory 
for analysis. All sample shipments for analyses will be accompanied by a chain-of-custody 
record. Form(s) will be completed and sent with the samples for each laboratory and each 
shipment. If multiple coolers are sent to a single laboratory on a single day, chain-of-custody 
form(s) will be completed and sent with the samples for each cooler. The chain-of-custody 
record will identify the contents of each shipment and maintain the custodial integrity of the 
samples. Generally, a sample is considered to be in someone’s custody if it is either in 
someone’s physical possession, in someone’s view, locked up, or kept in a secured area that is 
restricted to authorized personnel. Until receipt by the laboratory, the custody of the samples 
will be the responsibility of the sample collector.  

The shipping containers in which samples are stored (usually sturdy cooler or ice chest) will also 
be sealed with self-adhesive custody seals any time they are not in someone’s possession or 
view before shipping. All custody seals will be signed and dated. 

6.3.3 Photographs 

Photographs are taken during each field event and include photographs of the soil borings, 
monitoring wells, injection equipment, excavation area(s), confirmation sample locations, and 
other areas of interest on Site. When a photograph is taken, the following information will be 
written in the logbook or will be recorded in a separate field photography log: 
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• Time, date, location and, if appropriate, weather conditions 

• Description of the subject photographed 

• Name of person taking the photograph 

6.4 Site Monitoring 

6.4.1 Air Monitoring 

Air monitoring is performed during Site activities in which impacted, or potentially impacted 
materials are being disturbed or handled (e.g., soil movement). An air-monitoring/health and 
safety professional (air-monitoring professional) is on-Site to: 

• Monitor dust levels in the exclusion zone and other locations. The Site air-monitoring 
professional has the authority to stop work in the event that on-Site activities generate dust 
levels that exceed the Site or community action levels. The air-monitoring professional 
monitors on-Site meteorological instrumentation and/or coordinates with off-Site 
meteorological professionals to identify conditions that require cessation of work (e.g., 
winds in excess of 25 mph).  

• Assure that all real-time aerosol monitors and industrial hygiene air sampling equipment 
and media are properly calibrated and in good working condition.  

• Coordinate general Site safety activities including all daily hazard communication, safety 
practices and procedure briefings. 

• Oversee personal decontamination practices. 

• Provide general Site safety leadership, support, and recordkeeping activities. 

6.4.2 Dust Control 

Appropriate dust control measures will be implemented during response actions in accordance 
with the procedures outlined in the applicable DTSC-approved work plans. Dust control 
measures may include soil wetting and misting to control visible dust emissions. 

6.4.3 Other Environmental Monitoring 

Field activities are monitored with a PID, organic vapor analyzer, or equivalent, in accordance 
with the Site-specific HASP.  

6.5 Transportation and Traffic Control 

Soil movement activities will be conducted in accordance with Transportation and 
Decontamination Plans, as necessary. The purpose of the plan will be to evaluate potential 
health, safety, and environmental risks resulting from on-Site and off-Site transportation of 
materials, equipment, and debris associated with soil removal activities, and from potential 
cross-contamination during handing of affected soils, and to outline appropriate precautions 
that were taken to minimize these risks. 
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6.6 Decontamination 

All non-dedicated field sampling equipment is decontaminated using a standard triple-rinse 
method consisting of distilled water and a non-phosphate detergent. At the end of each 
workday, the accumulated decontamination water is placed in Department of Transportation-
approved 55-gallon drums, which are labeled, sealed, and placed in an area away from Site 
traffic, pending off-Site transport and disposal. 

6.7 Waste Management and Manifests 

Waste materials generated during the implementation of the response actions will be secured 
and placed in interim storage at the Site in a designated area. All waste materials stored at the 
Site are logged and each container labeled.  

Decontamination fluids are secured in 55-gallon drums or other appropriate containers. All 
containment drums are labeled as to the date and contents. An inventory of drums is 
maintained. 

The contents of the drums are characterized using Site data or sampled, if required by the 
disposal contractor, to characterize the contents for disposal. The final disposition of all stored 
materials will be carried out in accordance with federal, state, and local regulations. 

In the event that the removed soil or groundwater is profiled as a hazardous waste, a Uniform 
Hazardous Waste Manifest (hazardous waste manifest) form will be used to track the movement 
of soil from the point of generation to the point of ultimate disposition.  

Waste manifests will include information such as the following: 

• Name and address of the generator, transporter, and the destination facility 

• U.S. Department of Transportation description of the waste being transported and any 
associated hazards 

• Waste quantity 

• Name and phone number of a contact in case of an emergency 

• Site EPA Hazardous Waste Generator Number 
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7.0 REPORTING 

This section presents the general reporting procedures for the components of the Response 
Plan. 

7.1 Remedial Action Completion Report 

Following completion of the response actions and documentation of O&M, one or more a 
Remedial Action Completion Reports will be prepared and submitted to DTSC describing 
remedial actions completed since the submittal of the PRACR showing progress towards RPO 
achievement.  

7.2 Annual Operations and Maintenance Reports 

Annual O&M Reports, Site-wide groundwater monitoring reports (including WDR/MRP) and 
SCA/RPA inspections, will be prepared and submitted to DTSC (and RWQCB as appropriate). The 
reports will summarize current and historical data, including time-trend data, as appropriate, 
and will include an interpretation of current results. In addition, reports will include a summary 
of recommended modifications to the O&M Plan, if any. Such modifications may include, but are 
not limited to, the following: 

• The addition or deletion of wells as appropriate from the monitoring program. 

• Modification of the sampling frequency. 

• Modification to the laboratory analytical program (e.g., to assist with MNA evaluations). 

7.3 Five-Year Reporting 

A Five-Year Review Report will be submitted every 5 years that summarizes remedy 
effectiveness within the reporting period. The report will identify any incidents or problems with 
the O&M systems, and will evaluate system performance, effectiveness, and protectiveness. The 
Five‐Year Review Report will include a technical assessment and evaluation of the ongoing 
protectiveness of the remedy, state conclusions, and make recommendations for any changes 
needed to maintain remedy protectiveness or to alter the monitoring program to provide only 
data that will provide value in future evaluations. Any modifications to the monitoring program 
will be agreed to by the DTSC.  
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8.0 IMPLEMENTATION SCHEDULE 

The following is the current schedule for implementation of the Response Plan. The Site’s 
Operation and Maintenance Plan will define the schedule and is anticipated to be modified over 
time with the approval of DTSC.  

Task Schedule 

Ongoing operation and maintenance of the SVE 
system. 

Monthly until SVE shut down.  

Installation of VIM systems in accordance with 
the VIM Systems Design and Construction Plan.  

As and when residences are constructed on the 
Site. 

Periodic groundwater monitoring Annually in November, with reporting in January 
as defined and modified in the Operations and 
Maintenance Plan. 

Periodic inspections, maintenance, and 
monitoring of the cap systems in the SCAs  

Semi-annually in May and November, with 
reporting in January as defined and modified in 
the Operations and Maintenance Plan.  

Recording of Land Use Covenant January 2019 
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9.0 CONTINGENCIES 

Pursuant to California Health and Safety Code Section 25395.96(a)(8), DTSC will require further 
response actions if hazardous materials that pose an unreasonable risk to human health and 
safety or the environment are discovered during the course of the response actions described in 
this Response Plan or the development of the Site. MPL will develop a Contingency Plan for 
DTSC approval.  
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10.0 PUBLIC PARTICIPATION 

In January 2018, DTSC prepared and mailed a survey to residents and businesses within an area 
of approximately one-half to 2 miles of the Site. A Community Update was mailed to inform 
residents and businesses about the proposed Response Plan in an effort to elicit comments on 
the Response Plan. 

10.1 Public Participation Activities  

The following public participation activities and opportunities for public involvement were 
implemented: 

1. Public notices were published in the Ventura County Star and Vida. 

2. A copy of the Response Plan was placed in the repositories listed in Section 10.2 prior to the 
first day of the public comment period. 

3. A Fact Sheet was prepared to provide historical information, describe the current site 
conditions, and provide information on the response action. The Fact Sheet was provided in 
both English and Spanish and distributed to nearby residents, the key contacts list, and the 
DTSC mandatory mailing list. 

4. A public meeting and open house were held on April 24, 2018. A copy of the public meeting 
transcript is included in Appendix A. 

5. DTSC prepared written responses to public comments received. The Response to Comments 
is included in Appendix B.  

10.2 Information Repositories 

Documents related to the environmental investigation and proposed Site cleanup action can be 
reviewed in Public Information Repositories that will be established at the following locations: 

Department of Toxic Substances Control Regional Records Office 
9211 Oakdale Avenue  
Chatsworth, California 91311  
Contact: Sara Vela  
Phone: 818-717-6618  
Hours:  Monday–Friday, 8:00 a.m.–5:00 p.m. 

Oxnard Downtown Main Library 
251 South A Street 
Oxnard, California 93030 
Phone:  805-385-7500 
Hours: Monday–Thursday, 9:00 a.m.–8:00 p.m.  
 Saturday 9:00 a.m.–5:30 p.m.  
 Sunday 1:00 p.m.–5:00 p.m. 

Information can also be found at: <www.envirostor.dtsc.ca.gov/public>.  



FINAL – Response Plan 
North Shore at Mandalay Bay 

Terraphase Engineering Inc. Page 33 

11.0 LIMITATIONS 

The services described in this report were performed consistent with generally accepted 
professional consulting principles and practices. No other warranty, expressed or implied, is 
made. These services were performed consistent with our agreement with our client. This 
report is solely for the use and information of our client unless otherwise noted. Any reliance on 
this report by a third party is at such party’s sole risk. 

Opinions and recommendations contained in this report are derived, in part, from data gathered 
by others, and from conditions evaluated when services were performed, and are intended only 
for the client, purposes, locations, time frames, and project parameters indicated. We do not 
warrant and are not responsible for the accuracy or validity of work performed by others, nor 
from the impacts of changes in environmental standards, practices, or regulations subsequent 
to performance of services. We do not warrant the use of segregated portions of this report. 
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12.0 FINAL RESPONSIVENESS SUMMARY 

A summary of public comments received and DTSC responses is included as Appendix B.  
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13.0 CEQA DOCUMENTS 

An Environmental Impact (EIR) Report Addendum has been prepared for the project. The EIR 
Addendum concludes that implementation of the Response Plan will not cause any new 
significant environmental impacts or a substantial increase in the severity of impacts previously 
identified in the North Shore EIR. No additional mitigation measures are required for the 
Response Plan. Therefore, the impacts of the Response Plan are within the scope of impacts 
already identified in the North Shore EIR, and the North Shore EIR adequately addressed all 
impacts of the Project. DTSC filed a Notice of Determination  (NOD) for this Addendum to the 
North Shore EIR with the California State Clearinghouse within the State of California Office of 
Planning and Research. The NOD is included in Appendix C.  
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14.0 ADMINISTRATIVE RECORD 

The administrative record is included in Appendix D. 
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  1       OXNARD, CALIFORNIA; TUESDAY, APRIL 24, 2018

  2                        7:37 p.m.

  3

  4            MS. BANKS-ORDONE:  Good evening, everyone.

  5            The open house segment of our public meeting

  6   this evening is coming to a close.  So if you would be

  7   so kind as to have a seat, we'd like to begin the

  8   presentation portion of this evening's meeting.

  9            On behalf of the Department of Toxic Substances

 10   Control, we would like to thank all of you that came to

 11   this evening's public meeting in regards to the North

 12   Shore at Mandalay Bay draft response plan as well as the

 13   draft fourth addendum to the Environmental Impact

 14   Report.  During this evening's open house, I hope you

 15   had a lot of questions answered, having the opportunity

 16   to speak to our subject matter experts.

 17            Tonight we are going to have a presentation

 18   that will give you an overview of what has occurred on

 19   the project as well as the two documents that are for

 20   public comment at this time.

 21            First and foremost I do want to make

 22   announcements.  It's our understanding that some of the

 23   technical documents were not available at the beginning

 24   of our public comment period.  As a result of that, we

 25   are extending our public comment period.  So I want you
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  1   to know that it is being extended not -- it will not be

  2   on May 12th.  It will now be on May 29th.  That is

  3   Tuesday, May 29th.  So if you intend on having any

  4   additional comments after tonight, if you want to send

  5   in written comments, you have until that time.  We will

  6   also be providing a public notice in regards to that.

  7   So everyone will be aware.

  8            There are some agreements that we have in terms

  9   of everyone who is attending our meetings.  First and

 10   foremost, if you do have any electronic devices, make

 11   sure you have turned them off or placed them on mute.

 12   Treat everyone with respect.  We have an intimate group.

 13   You have already shown that and continue to.  Eliminate

 14   cross-conversation that is intimate.  We want to make

 15   sure we hear everyone.  We do have a Q and A period.

 16   We'll only take questions for clarification.  We do want

 17   to hold the time so that we have the public hearing, so

 18   that you give us comments that we'll need to respond to

 19   in writing.  We want to make that very clear.

 20            Tonight's agenda, of course the welcome and

 21   presentation.  Following the presentation, as I

 22   indicated, we will have questions and answers.  That Q

 23   and A is specific to clarification on the PowerPoint.

 24   If there's something you didn't understand that you saw

 25   on the slide, if there maybe was an acronym that was
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  1   utilized, we can explain it during that time period.

  2   Again, you want to move to public hearing.  What that

  3   allows you to do, if you have the opportunity to review

  4   the draft response plan or the draft addendum, we want

  5   to hear your comment.  We want to hear your questions.

  6   That provides us with an opportunity to move forward and

  7   address those in a written document.  We will do

  8   response to comments and we'll mail that back to the

  9   commenters.  We will close off with what our next steps

 10   are and adjourn.

 11            For the Q and A period, because there are a few

 12   of us here, if you come to the mic, if you have a card

 13   for that, if you could just state your name when you

 14   come to the microphone for the Q and A, raise your hand.

 15   We will take your question at that time.  We are going

 16   to try to limit it to two minutes, but we have time

 17   since we have a smaller audience.  And then we'll

 18   proceed, once you stay concise, relative to those and

 19   move forward with that public hearing process, which

 20   we'll talk about in more detail momentarily.

 21            At this time, I would like to introduce Javier

 22   Hinojosa, who is going to be providing us with the

 23   remainder of the presentation.  I will be coming back

 24   shortly thereafter.

 25            MR. HINOJOSA:  Thank you, Michelle.
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  1            So, good afternoon everyone.  My name is Javier

  2   Hinojosa and I am a unit chief, acting branch chief

  3   currently for the Department of Toxic Substances

  4   Control.  And I'm here to present to you a little bit

  5   about the history of the project as well as the plan

  6   that is subject to public comment this date.

  7            So some of you may be familiar with the DTSC.

  8   It's one of six agencies under the California

  9   Environmental Protection Agency umbrella.  While we have

 10   agencies under California Environmental Protection

 11   Agency that focus on specific media, DTSC is one of

 12   those agencies that covers multimedia.  We cover soil,

 13   groundwater, soil, gas and have various different

 14   disciplines within the department that have been

 15   involved in this that include engineers, geologists,

 16   toxicologists and scientists of which I am one.

 17            Our goal at the Department of Toxic Substances

 18   Control is to protect public health and the environment.

 19   So today we're talking about the North Shore at Mandalay

 20   Bay.  This is a project that is in your community

 21   located approximately at West Fifth Street and Harbor

 22   Boulevard.  It's bordered by the MRT Canal or Mandalay

 23   Canal and in close proximity is the energy plant as well

 24   and the beach, as you can tell by this figure.

 25            It's a 90-acre project that has proposed
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  1   redevelopment for residential properties on 60 acres of

  2   that and 30 acres of that will remain a resource

  3   protection agency.  They identified a historic,

  4   prehistoric plant known as the Ventura Milk Vetch that

  5   must be protected and there as well are two landfills

  6   bordering the project that I'll talk about in just a

  7   little bit.

  8            The history of the cleanup.  First of all, the

  9   property was first developed in the 1950s.  It was used

 10   by J&J and Carney and Sons as an oil field waste

 11   disposal.  There's a lot of oil in this area.  They

 12   would drill the wells and create mud from this that had

 13   heavy metals in it.  This site was slated for disposal

 14   of that.  They would bring them in in trucks and

 15   discharge them into these ponds where they were allowed

 16   to separate.  That went on for about 30 years.  It was

 17   in 1991 that the water board initiated investigations at

 18   the site, and in fact in '96, they developed initially a

 19   cleanup plan known as a remedial action plan.

 20            It was in 2004 that the project was transferred

 21   to the DTSC, and we continued with the investigations

 22   and under our oversight with a feasibility study, which

 23   is an evaluation of potential remedies for a site that

 24   was done along with a second remedial action plan that

 25   was vetted out with the public back then, there was a
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  1   public comment period and a CEQA document as well.  It

  2   was approved and then approved alternative number 3.

  3   I'll talk about that.

  4            Those actions, though, that cleanup activity

  5   started in about 2007.  In about 2008, those cleanup

  6   actions came to what they felt was an end and they did

  7   sampling to see if they had met the cleanup goals that

  8   were slated in the feasibility study remedial action

  9   plan.  But at the same time the market crashed and they

 10   weren't able to continue forward with the development of

 11   the project.  The sites were returned back to the bank

 12   and the bank maintained the project and did the

 13   continued monitoring, and it wasn't until 2012 that they

 14   wrapped up the cleanup that was done back in 2007 and

 15   2008 into what is called a partial removal action

 16   completion report.

 17            They did more sampling to evaluate the

 18   conditions after sitting quiet for about five years, and

 19   determined that there were additional actions that still

 20   remained to be done.  At the end of that, the property

 21   was sold to the current owner, which is MPL Holdings, a

 22   limited liability corporation that proposes to develop

 23   the site as it was vetted for in the '90s for

 24   residential homes.  They agreed to take on that

 25   responsibility to finish the cleanup that was identified
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  1   in the feasibility study and RAP, and at the same time

  2   they entered into the agreement with the department to

  3   do that oversight.  And most recently what brings us

  4   here today is that they have taken these actions that

  5   they propose to implement under a special regulation

  6   called CLURA, the California Land Use Revitalization

  7   Act, that offers innocent landowners seeking to

  8   redevelop sites certain immunities, legal immunities

  9   from future lawsuits because they're essentially coming

 10   in as an innocent landowner and improving the site.

 11            So as part of that regulation, they're required

 12   to prepare a response plan or a cleanup plan of what

 13   they intend to do before they can receive those

 14   immunities.  That's what we are here for today.  We are

 15   presenting to you the response plan or another cleanup

 16   plan that will carry the project forward into that

 17   residential development.  I'll get into that in just a

 18   bit.

 19            Historically, again this was an oil field site.

 20   As you can see from this picture here, you see the canal

 21   at the bottom.  Harbor and Fifth Street here.  These

 22   were the major landfill areas where they would bring in

 23   the trucks to be disposed of and discharge them and then

 24   the water would evaporate and the solids would come down

 25   and biodegrade.  They decompose through the natural
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  1   processes.  That was in the -- from the '50s through the

  2   '80s.

  3            Then following the investigations, they

  4   determined that again in these two landfills, they were

  5   impacted, they were contaminated with petroleum

  6   hydrocarbons which is the only material.  In addition to

  7   that, they had polychlorinated biphenyls and they had

  8   metals associated with that type of industry.  They

  9   found illegal disposal of volatile compounds through

 10   like solvents, like TCE, trichloroethylene, that breaks

 11   down into vinyl chloride, which are toxic compounds.

 12   They identified those in this area here in the purple.

 13   In addition during that time is when they identified the

 14   milk vetch, and that had to be protected.

 15            This was the contamination before the cleanup

 16   started in 2007.  Part of that cleanup was to excavate

 17   some of this material and bury it onsite in an area that

 18   would not come in contact with people and would not

 19   migrate into what they call soil consolidation areas

 20   here.  Here you see areas being excavated here with the

 21   big bulldozer that were then deposited into the soil

 22   consolidation areas within the resource protection area.

 23   I'll show you a slide in a bit.

 24            The areas that had the high volatile organic

 25   compounds, chlorinated volatile organic compounds went
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  1   deep.  It went into groundwater.  What they had to do in

  2   this area in order to excavate it, they had to reduce

  3   the groundwater and pump some of the groundwater.  Here

  4   you see an extraction well being pumped.  They had to

  5   reduce that water that's in the natural formation and

  6   they were excavating this and some of it was shipped

  7   offsite and some of it was treated onsite in what is

  8   sometimes referred in the document as a burrito, which

  9   is basically a cell that is encapsulated in plastic, and

 10   they put in pipes that then drew air out of it to draw

 11   this, these solvent compounds that are volatile.

 12   Volatile means like a perfume.  You can smell it and it

 13   evaporates easily.  It came from this area, in the

 14   picture that I showed you earlier.

 15            So all of this was -- the different types of

 16   waste that were appropriate to be buried were added to

 17   these soil consolidation areas.  Those areas were

 18   excavated 2 feet above the water table, where the

 19   groundwater is.  Sludge materials were deposited first.

 20   Those materials were first tested to be sure they were

 21   not going to leach into the groundwater.  Then there was

 22   less contaminated soils put on top.  Ultimately they

 23   were capped with about 6 feet of cleaner material that

 24   met industrial standards.  But they would not meet

 25   residential standards.  But these are landfills and
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  1   nobody is going to live on these areas because it's also

  2   part of the resource protection area.  Within the SCA is

  3   the milk vetch that was found thriving in this oily

  4   waste.

  5            This is a cross-section of the SCA.  You see

  6   here, the white part here, this arrow here represents

  7   the water table.  The groundwater level.  Then the 2

  8   feet of made-up material.  Then the next layer of the

  9   sludge material.  Then the oil field material.  And then

 10   on top of that, as a marker was put a geotextile that

 11   allows you to identify when you're coming into the area

 12   in the future.  Then it was filled with at least 3 to 6

 13   feet of soil on top of that.  That was all done under

 14   the auspices of the original cleanup plan, which was the

 15   Feasibility Study/Remedial Action Plan of 2006.

 16            Following that implementation, I said they did

 17   some sampling and they felt that for the most part, the

 18   site was clean and ready for residential use.  It left

 19   only the soil consolidation areas on two sides.  Here is

 20   the milk vetch that is protected and independent of

 21   this.  If you saw it in the previous slide, you saw how

 22   the milk vetch was not touched, and it was only around

 23   the milk vetch that they were able to bury the soil in.

 24            So this was the situation back in 2007, 2008,

 25   the sampling, and that's when the market crashed.  After
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  1   the market crashed, the site sat vacant without moving

  2   forward, without any residential development because

  3   there was no market for developing it.  The developer

  4   was bankrupt at that time.  It wasn't until 2012 that

  5   the owner of the property, a bank, said we are going to

  6   bring closure to this and sell it to anybody.  At that

  7   time they decided to come back to the Department of

  8   Toxic Substances Control and say, what do we need to do?

  9   You're going to need to re-evaluate the site to see what

 10   the site conditions are.  We know you had data back in

 11   2008.  Standards have changed.

 12            They prepared a site conditions update.  In

 13   addition to that, they prepared another risk assessment

 14   and they prepared a closure called a plan, a report

 15   called a partial remedial action closure report, that

 16   are background documents supporting what work needs to

 17   be done under this future use.

 18            Following that is when the new owner took over

 19   the property in December of 2013.  They understood what

 20   was still present and they still wanted to develop the

 21   property.  They took what was spelled out in that

 22   partial removal action completion report and began doing

 23   that work.  So there was a stockpile of soils that had

 24   the volatile organic compounds that they evaluated and

 25   determined that a portion of it had biodegraded to



Deposition of PUBLIC MEETING FOR THE NORTH SHORE AT MANDALAY BAY SITE

COURT REPORTERS/VIDEOGRAPHERS/INTERPRETERS
Jonnell Agnew & Associates (800) 524-DEPO Page: 15

  1   levels that were insignificant, and there was a portion

  2   that still remained high.  So they shipped that portion

  3   offsite for disposal and then they took the soils that

  4   were cleared and deposited it into the soil

  5   consolidation areas as it met the criteria for

  6   deposition matter.

  7            In addition to that, we had identified areas in

  8   the soil that still had high volatile compounds, and

  9   they designed a treatment system to begin to extract

 10   soil gas from that and reduce those levels down to

 11   acceptable levels for residential use.  And they

 12   continued the monitoring as spelled out in the original

 13   plan and determined that there were some areas that

 14   needed some hot spot treatment, which they did.  They

 15   did enhancements to reduce those levels in the

 16   groundwater contamination.

 17            So, at that juncture they were aware of the

 18   CLURA regulations, the agreement, California Land Use

 19   Revitalization Act, and it provided them an opportunity

 20   as a developer to get some immunities.  They entered

 21   into this agreement and prepared a response plan for

 22   those actions they had completed already and still had

 23   to complete before they could develop the property.  So

 24   the response plan that is available for public comment

 25   now, that has been extended by 15 days, lays out the
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  1   work to be done and it discusses that there's going to

  2   be continued operation of the soil vapor extraction

  3   system until those levels are found acceptable.  It will

  4   also require that there be vapor intrusion mitigation

  5   measures, meeting barriers installed to protect in the

  6   event that there may be vapors coming to the surface,

  7   although they are actively being treated currently, and

  8   they will continue to monitor groundwater and soil while

  9   it continues to pose an elevated risk.

 10            They will monitor and maintain the landfills

 11   that are known as the soil consolidation areas, and then

 12   they are going to put institutional controls, land use

 13   covenants and requirements that will ensure that these

 14   mitigation measures that are identified in the response

 15   plan will be carried out until they achieve their goals.

 16            This is a little diagram of what the vapor

 17   intrusion mitigation measures would look like.  This is

 18   the foundation of a home.  Above that you would have

 19   some sort of impermeable membrane to prevent gasses from

 20   coming in.  Here you would have a passive layer, like a

 21   sand or a cobble.  In the event there are vapors coming

 22   in, they would stop there.  In addition to that, they

 23   have piping that has a fan to draw vapors out.  They

 24   would not be allowed to collect.  They would be actively

 25   drawn out.  This has both active and passive features
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  1   that would then be vented into the atmosphere.  These

  2   concentrations are expected to be very low because of

  3   the active treatment, but still they are as a secondary

  4   and tertiary protective measure being required for the

  5   project.

  6            The active system that's currently going on,

  7   essentially this is an oversimplified version of that.

  8   The contamination that remains in the soil, which is

  9   less than maybe 15 feet deep is -- air is drawn through

 10   blowers and then they're actively treated in a special

 11   unit.  There's a big metal box behind the SCA that is

 12   visible to the public and homes.  Treatment is going on.

 13   This is monitored.  Areas are being treated based on

 14   their prevalence of these volatile compounds.

 15            This picture here, you see the areas that still

 16   exhibit some volatile organic compounds or solvents.  We

 17   call these areas A and B.  These areas here, there are

 18   these little blue dots, purple dots with a blue dot in

 19   the middle.  The blue dot represents the extraction

 20   well.  The gray dot represents the radius from which it

 21   is drawing.  And then all of these are being piped to

 22   the middle SVE system.  They are being treated there

 23   before being released into the environment.

 24            This area is known as area C.  There were low

 25   levels that were identified in the middle of the street,
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  1   not in any of the homes.  But it was still flagged as a

  2   potential area but did not require vapor extraction.

  3   But all the homes, all these parcels here are going to

  4   have these vapor intrusion mitigation measures as

  5   currently in the response plan.

  6            I told you that groundwater was impacted.

  7   There were significant concentrations that were impacted

  8   in the beginning back in 2007 before the cleanup plan

  9   was implemented, and contamination was focused in this

 10   area here.  The different colors represent

 11   concentrations of greater than 1,000 milligrams per

 12   liter -- micrograms per liter.  This was the initial

 13   contamination that was addressed through both excavation

 14   and pumping and treating and active injection and

 15   treatment of soils to reduce that.  And these are the

 16   areas that are remaining that are of concern to us.

 17            There are wells across the site associated with

 18   the monitoring of the SCAs as well.  These are the

 19   highest levels that remain.  A significant drop.  But

 20   it's going to be continued to be monitored and treated

 21   if necessary into the future.

 22            PUBLIC PARTICIPANT:  By whom?

 23            MR. HINOJOSA:  Currently it's slated to be

 24   treated by MPL, the current owner.  But in the future,

 25   there's going to be created a corporation that will
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  1   carry out these long-term responsibilities.

  2            PUBLIC PARTICIPANT:  Under the auspices of you?

  3            MR. HINOJOSA:  Under the auspices of the

  4   Department of Toxic Substances Control, yes.

  5            We heard earlier that the public comment period

  6   was initially going to carry through May 12th, but the

  7   public comment period has now been extended to May 29th.

  8   It is our goal to receive comments from the community

  9   that will remedy our sites, if necessary, monitor those

 10   remedies.  We're going to collect those comments and

 11   prepare our comments.

 12            We're here to provide you clarification.  If

 13   you want a formal Department of Toxic Substances Control

 14   response to your comments, we ask you to submit it as

 15   well and present it officially during the hearing

 16   portion of this meeting.

 17            PUBLIC PARTICIPANT:  You're working for the

 18   citizens, not the cooperation.

 19            MR. HINOJOSA:  Correct.  The agency is

 20   responsible for the public health of the people of

 21   California, correct.  Yes.

 22            We will review these comments, prepare a

 23   response to comments and, if necessary, revise the

 24   documents.  There is also a single document out there,

 25   an addendum that reflects the minor changes to the
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  1   original remedy, which is primarily the vapor intrusion

  2   measures that have been added.  Once we have evaluated

  3   all these, have considered all these, we will let

  4   everybody know who commented how their comment was

  5   responded to and how it was addressed and incorporate

  6   how it was considered and then announce the modification

  7   or approval of the response plan as deemed appropriate

  8   at that time.

  9            So with that said, I'd like to then pass it

 10   back to Michelle for the next part.

 11            MS. BANKS-ORDONE:  Thank you, Javier.  Right

 12   now we're going to talk about the community outreach

 13   that the Department of Toxic Substances Control has been

 14   doing.

 15            There are a number of tools that we utilize to

 16   ensure that the public is informed.  First and foremost,

 17   the community updates.  Hopefully those of you that are

 18   here, you have received those.  Many of you I've talked

 19   to.  Also, the community survey.  Just for those of you

 20   who are here, if you didn't participate in the community

 21   survey, we did have an overwhelming response for the one

 22   here at North Shore Mandalay Bay.  We had well over 10

 23   percent.  In terms of interviews and meetings, we had

 24   several in the community.  Also the newspaper ads.

 25   There were a couple people who came in bringing copies
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  1   of the ad with them that utilized our public meetings.

  2   This is one of those.

  3            Our DTSC website, we want to make sure you make

  4   use of that.  We do have a hot spot going on over there.

  5   There were a couple of you interested in wanting to know

  6   how to access and work within the two ways in which you

  7   can identify and secure our information.  You can always

  8   go to www.dtsc.ca.gov.  You can find the North Shore at

  9   Mandalay Bay project either under site cleanup or under

 10   the search mechanism.

 11            We also have a public participation plan.  That

 12   is a living document.  There was one that was completed

 13   back in 2007.  It is currently being revised now.  It is

 14   being revised to incorporate all the work we have put

 15   into this process.  We want to make sure that the voice

 16   of the public is heard.  The result of those surveys, et

 17   cetera, the comments we receive, those are items that

 18   will be included in that document.

 19            For contact information, my contact information

 20   is on most of the public information materials that have

 21   been distributed.  If you need any additional

 22   information relative to the site, please feel free to

 23   contact me.  I'm Michelle Banks-Ordone.  If you are

 24   submitting comments, that will go to the project manager

 25   for the North Shore of Mandalay Bay.  That is Sara Vela.
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  1            Russ Edmondson is also here with us.  He is

  2   your public information officer.  And that is for any

  3   media communication.  The documents are also available

  4   in our information depository.  In addition to having

  5   the information online, hard copies are available.  You

  6   can find that right here at the Oxnard Main Library.  We

  7   also have it available at our Chatsworth office.

  8   Written comments, again, the information is there.

  9   Information is to be submitted to Sara Vela.

 10            This slide and this presentation, by the way,

 11   the entire presentation will be available tomorrow on

 12   our website.  If you go to www.envirostor, you will be

 13   able to access this presentation that was done this

 14   evening as well.

 15            Right now we're going to go into our question

 16   and answer.  I know, Al, you were doing that during the

 17   presentation.  That's okay.  But if you do have any

 18   questions relative to the presentation at this time,

 19   please ask.  This is not the public hearing, but

 20   questions for clarification.

 21            MR. CLEMENS:  I'll wait.

 22            MS. BANKS-ORDONE:  If that's a public hearing

 23   comment, yes.  We need that on record.

 24            MR. CLEMENS:  You mentioned earlier that either

 25   the developer or owner would be immune to certain legal
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  1   action, whatever it is.  Now, once a development grows

  2   and the houses get sold, what kind of legal recourse

  3   does the homeowner have?  What are those?

  4            MS. BANKS-ORDONE:  I'm hearing two questions.

  5   One of which is a clarifying question, I believe.  You

  6   can correct me.  The other is more of a public comment.

  7   The first one is about the immunities.  And that's about

  8   CLURA.  What type of immunities, what does that mean.

  9   The second portion I'm hearing you ask about is in terms

 10   of future action, if in fact a property owner has a

 11   legal recourse, if so, relative to those immunities.  I

 12   think one of which we can address, which is what those

 13   immunities are and how they're handled.  The latter is

 14   better served in our public hearing comment.  Please

 15   make it so we have to respond in writing.  Put it on a

 16   public comment card.  It can go into the record.

 17            MR. HINOJOSA:  The immunities, they're tied

 18   into the liability for causing the contamination.  The

 19   law that covers cleanups is very complex and usually

 20   anyone who contributed to the contamination is liable

 21   and can be pursued.  If someone comes and purchases a

 22   property and they knew there was contamination there,

 23   they're liable for everything there, whether they have

 24   money or not.  Their liability is established.

 25            What CLURA does is a special law that was
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  1   passed to improve the redevelopment of what we call

  2   these brown fields, dirty sites where there are people

  3   that are interested in investing money to clean up the

  4   site and the agreement is they cannot be sued for the

  5   contamination.  They are coming to improve the project.

  6   They're not immunities that are given with no

  7   investment.  It's a huge investment that they must take

  8   to improve this.  There are mechanisms here in this

  9   process.  The response plan identifies the general

 10   responsibilities that they have.  But you will see if

 11   you track this project further beyond the response plan,

 12   you will see available for you these detailed documents,

 13   these institutional controls that will be put upon them

 14   as the owner and any successors that they will have to

 15   carry these out.  Because the landfills aren't going

 16   anywhere.  They're going to remain there.  They have to

 17   be maintained.  They can't be uncontrolled and let them

 18   release into the environment, whether it be runoff or

 19   contamination into the groundwater or vapors coming off

 20   of them.  There aren't any significant vapors in them.

 21   These have to be taken care of.  There have to be

 22   financial mechanisms that will be in place to make sure

 23   they are available.  The immunities offered to them are

 24   immunities from other parties suing them.  But the

 25   department still holds them accountable for as long as
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  1   they're the owner and any successor as well.

  2            MR. CLEMENS:  I think the resource should be

  3   against the bias psychiatrist.

  4            (Laughter)

  5            MS. BANKS-ORDONE:  Okay.  Yes, there's a

  6   question in the back.  State your name.

  7            MR. CHANDLER:  Yeah.

  8            MS. BANKS-ORDONE:  You don't have to.  You

  9   filled out a comment card, that's fine.

 10            MR. CHANDLER:  I have a question.  Something he

 11   said a minute ago about landfills.  Just under 50 ppm.

 12   So PCBs last a while.  My question to you Javier is,

 13   just how long are those PCBs going to be there?  How

 14   long is the care going to have to be for that landfill?

 15   How much money?  In other words, how much time are you

 16   going to collect money for to cover it?  For example, is

 17   that going to go 100 years?  Is it going to go 200

 18   years?  Are my grand kids going to be dealing with it?

 19   They live down on 4501 Channel Islands Boulevard.  Who

 20   is going to pay for that over that length of time?  You

 21   have to have the money to cover that, baby.

 22            MR. HINOJOSA:  The concentration of

 23   polychlorinated biphenyls, which are the PCBs, that

 24   remain in the SCA escapes me right now.  They were

 25   deemed appropriate for burial there because of their
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  1   lack of mobility.  The idea is that this landfill will

  2   be managed in perpetuity.  The goal is not necessarily

  3   that we're going to go back there and they're going to

  4   be cooked and done and available.  So current estimates,

  5   the department relies on 30-year estimates.  But the

  6   mechanisms that will be in place for this site will

  7   extend farther than 30 years.

  8            That information on the financial assurance

  9   will be available again as it becomes final documents

 10   and -- but the -- that's being considered.

 11            MR. CHANDLER:  Are you suggesting 30 years is

 12   the length of time that you're going to get the

 13   financial assurance for --

 14            MR. HINOJOSA:  That's currently, those are the

 15   estimates that we're gathering.  But the financial

 16   mechanisms will be in place in perpetuity.

 17            MR. CHANDLER:  So right now you're looking --

 18            MS. BANKS-ORDONE:  I just want to make sure

 19   that, one, they're questions.  Two, they're clarifying.

 20   Because you're getting into an area where I think you

 21   would make good public comment to ensure there's a

 22   response to it.

 23            MR. CHANDLER:  You will get good public

 24   comment.  I guarantee you.  30 years ain't one of them.

 25   Thank you.
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  1            MS. BANKS-ORDONE:  Thank you.

  2            MR. HINOJOSA:  Thank you.

  3            MS. BANKS-ORDONE:  Do we have any other

  4   clarifying questions?

  5            Let's hear from this gentleman.  Yes, sir?

  6            PUBLIC PARTICIPANT:  I was wondering if there

  7   was any migration of the plume offsite and in the water

  8   table or into the surface water or adjacent areas.

  9            MR. HINOJOSA:  Correct.  There has been

 10   sampling that has been done and there's no evidence of

 11   any migration, whether it be vertically or laterally.

 12   The water table is pretty -- I don't want to speak out

 13   of turn because I'm not a geologist.  But we do have the

 14   project geologist here, Mr. Bruce Garbotchio, and we

 15   also have our toxicologist here, Dr. Efram Newhart to

 16   answer questions as related to health risks as well.

 17            But those things have been evaluated and the

 18   groundwater contamination has been deemed to be

 19   contained.

 20            PUBLIC PARTICIPANT:  I'm not sure if this is a

 21   clarifying question, but you showed some diagrams of

 22   these filters that came up, you know, on the ground.

 23   What is the life span of those, whatever you're going to

 24   put the slab, the filters, the -- yeah, way in the back.

 25   You had a box.  What is the life span of these?
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  1            MR. HINOJOSA:  The official design has not been

  2   finalized.  But those monitors, especially the fans

  3   identified here, the system is a multi-effect system.

  4   The barrier here is a secondary component.  The primary

  5   component is that you have this aerated zone that has

  6   piping and then you have an active fan that's going to

  7   create negative pressure to begin to draw, to draw that

  8   out.  Those active components will be monitored

  9   regularly.  They're trying to build in a telemetry

 10   system that we can tell if they shut down.  But in

 11   addition to that, there will be regular inspections of

 12   the equipment to make sure that it continues to operate.

 13            This is again secondary to the active treatment

 14   of the soil vapors and the subsurface, below the surface

 15   and the active treatment, this is monitored, that's a

 16   continuation of groundwater which is also considered a

 17   vapor intrusion risk.

 18            You had a follow-up question?

 19            PUBLIC PARTICIPANT:  One of the questions I

 20   brought up earlier in the back was earthquakes.

 21            MR. HINOJOSA:  Correct.  There's another

 22   element to the institutional controls in the event that

 23   there's an earthquake, it prompts an inspection.  The

 24   systems have to continue to operate.  There's also the

 25   elements of the groundwater monitoring wells and the
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  1   soil vapor extraction system.  All that has to be

  2   actively monitored.  There are certain levels of

  3   earthquakes that would prompt that.  If there's any

  4   concern, we can go back in and sample.  There are

  5   elements to allow for that as well, if anybody has any

  6   concern that there's a potential risk.

  7            PUBLIC PARTICIPANT:  As far as the fan is

  8   concerned, is it on perpetually?  Is it activated?

  9            MR. HINOJOSA:  I don't know if you're familiar

 10   with the radon fans.  This area has high radon.  They're

 11   active and always working.  They are always going to be

 12   drawing, creating a negative pressure to be drawing

 13   vapors out.  Always in that negative pressure.

 14            PUBLIC PARTICIPANT:  I wouldn't buy a house

 15   here, obviously.  But the homeowner, how are they going

 16   to know if the fan is working or not working when they

 17   collapse?

 18            MR. HINOJOSA:  They won't necessarily know it's

 19   working or not, unless they want to pay attention and

 20   ask.  There's going to be a group responsible for this.

 21   They're going to be responsible for the continued

 22   operation of all the systems.

 23            I mentioned this telemetry.  It's a digital

 24   offsite monitoring to see.  If that fan stops working,

 25   they will be notified and an inspection will be done,
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  1   and someone will be sent out per the operation and

  2   maintenance plan.

  3            PUBLIC PARTICIPANT:  You approved all of this?

  4            MR. HINOJOSA:  We have this plan that is being

  5   used actively at other sites as well, including school

  6   sites where this is monitored actively for similar-type

  7   compounds.

  8            MS. BANKS-ORDONE:  If we don't have any more

  9   questions regarding clarification on the presentation,

 10   we'd like to move to our public hearing portion of the

 11   meeting.  I want to be very clear during this portion of

 12   the meeting, if you have submitted a comment form, this

 13   is when we would like to definitely hear from you.  If

 14   you have not filled one out, Geralyn is holding up the

 15   comment form, so please secure one of those.  We do have

 16   a few people who have already filled one out.

 17            At this time, I would like to bring up who is

 18   going to be our public hearing officer, our task

 19   regional manager over at the office of public

 20   participation and that's Marcia Rubin.  I'll let you

 21   take the mic at this time.

 22            MS. RUBIN:  Thanks, Michelle.  During the

 23   public hearing portion of our meeting, we accept public

 24   comments onto the record which we respond to in our

 25   response to comments document.  So at this time, we will
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  1   accept your comment, take it onto the record.  Our court

  2   reporter is sitting just to my left.  She'll record your

  3   comment.  When our comment period is over, there will be

  4   a formal written response to any of the comments given

  5   today.  So I'm going to call these in the order of which

  6   I received them.  If during the public comment period

  7   time you come up with something that you would like to

  8   enter into the record, Geralyn is sitting here.  She can

  9   give you a public comment card, and we'll call you up to

 10   deliver your public comment.

 11            Our first comment.  So when you do come up to

 12   the microphone, please speak directly into the mic.

 13   State your name and any affiliation you would like to

 14   acknowledge and then please deliver your comment clearly

 15   and concisely.  Our first public comment will come from

 16   Phil Chandler.

 17            MR. CHANDLER:  My name is Phil Chandler.  I

 18   work for the Department of Toxic Substances Control.

 19   This is an interest in full disclosure.  I commented on

 20   this project in 2005.  I'm not in favor of it.  And I've

 21   got a number of things which are problematic.  I will be

 22   providing you with written public comments to amplify

 23   this.

 24            But one of the things that I'd probably start

 25   with is it's not statutorily intended for in-fill
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  1   projects.  As you can see from the maps looked at around

  2   the room, this thing is on the periphery of Oxnard.

  3   Oxnard pulled this land in from the County of Ventura, I

  4   think I was told this evening, maybe in the year 2000,

  5   something like that.  1999, 2000.  This is peripheral.

  6   It doesn't fit the statute.  So I'm going to be asking

  7   the department to take a good close look at what I think

  8   is a misapplication of it.  And I will probably ask the

  9   office of administrative law to take a look at the

 10   department's usage of this statute.  I think that its

 11   interpretation might even be considered an underground

 12   regulation.  It is problematic.

 13            The health and safety code says that this is

 14   supposed to be a real property located in an urban

 15   in-fill area and its redevelopment is complicated by the

 16   presence of hazardous materials, so on and so forth.

 17   The point is, it's not urban in-fill.  Okay.

 18            So the major issue for me, because I'm a

 19   geologist, I have issues with the monitoring program and

 20   influences, and I have issues with what Javier said.  We

 21   don't have irrigation going into the canal.  I don't

 22   know if it is.  It's just the contamination contours

 23   terminate at the canal.  Your report says hydraulic

 24   continuity.  That means some contaminants may be going

 25   into the canal even as we speak.  That's an issue that
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  1   needs to be addressed.

  2            The department is buying into a monitored

  3   natural attenuation remedy that was put into place by

  4   the water board.  I don't believe that we fully meet the

  5   criteria of monitored natural attenuation.  There's a

  6   lot of attenuation that's going on.  A lot of the

  7   products are degrading, are going from PCB down to vinyl

  8   chloride.  But by going into the canal, by being in

  9   contact with the canal, there's probably some dilution

 10   going on.  Dilution is not one of the criterion that

 11   monitored natural attenuation relies upon.  That's a

 12   little bit of an issue.

 13            The bigger issue I mentioned in the question to

 14   Javier, which is the cost.  I want to be sure that the

 15   two landfills, make no mistake these are landfills, I

 16   call one mount sludge, there's a lot of sludge piled in

 17   it, those things are going to be taken care of.  Javier

 18   referred to it as slightly right.  How long?  Javier

 19   said in perpetuity.  In perpetuity is not 30 years.  I'm

 20   sorry.  The department has the capability, so do the

 21   consultants on this project have the capability to

 22   project how long stuff is going to be around.

 23            The department did an extreme fill, took a look

 24   how long it was going to take for the groundwater

 25   contamination, it was 450 years in the model.  Is the



Deposition of PUBLIC MEETING FOR THE NORTH SHORE AT MANDALAY BAY SITE

COURT REPORTERS/VIDEOGRAPHERS/INTERPRETERS
Jonnell Agnew & Associates (800) 524-DEPO Page: 34

  1   developer willing to put up the money to take care of it

  2   out that long?

  3            I want to be sure, because I own some property

  4   down here at 4501, that the City of Oxnard never comes

  5   back in and says we have a problem in this development

  6   that we permitted.  They can't afford to take care of

  7   the landfills anymore.  You're going to have to pay for

  8   it, Phil.  I don't want to do that.  I want to be sure

  9   that the department is going to go through with this,

 10   that it gets the money up for a reasonable projection as

 11   to how long those PCBs need to be taken care of.  That

 12   means to go for hauls, that means the monitoring to make

 13   sure the tidal influences aren't pulling some of those

 14   out, all of that, those issues.  It's not a cap.  It's

 15   cover.  I have a feeling that you have textile that is

 16   permeable.  Okay.  That means rainfall on it goes in.

 17   That means it comes out the bottom.  Maybe it comes out

 18   the PCBs, maybe it doesn't.  I don't know.  I don't know

 19   the monitoring is adequate to tell that yet.  Those are

 20   comments I'm going to make to the -- in writing.

 21            I've got a ton of things I could say.  I'm

 22   going to stop reading what the FR issued and essentially

 23   ask the department to get the money up.  We have five

 24   different mechanisms that we use in our -- that the

 25   department -- I'm not speaking for the department, okay.
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  1   I want to see those mechanisms up before these guys get

  2   to put one building up.  The financial assurance needs

  3   to be in place before these things are being sold.

  4            That's probably good enough for the moment.

  5   I'll give you some more on the 29th.

  6            MS. RUBIN:  Thank you for your comment.  Our

  7   second comment is from Al Clemens.  Would you like to

  8   give your comment?

  9            MR. CLEMENS:  A couple comments.  I applaud the

 10   presentation given today.  It was a plethora of

 11   information.  Maybe too much for me.  Whatever I wrote,

 12   I don't care.  As far as the builders are concerned,

 13   they have a right to build there, I understand that.  If

 14   nothing was done and the land remained feral for the

 15   last 50 years, would there be any mitigating efforts on

 16   your part?

 17            If the land was just there like it has been

 18   since 1954 and no buildings were on it or plan to be on

 19   it, would you be doing anything from the DTSC's point of

 20   view?  That's a question.

 21            MS. RUBIN:  We'll answer your question in our

 22   response to comments document.  Because this is the

 23   public hearing portion, we can't respond.  We'll accept

 24   your comment and you'll get a written response.

 25            MR. CLEMENS:  Oh, you're like the city council
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  1   now.

  2            MS. RUBIN:  Our third comment is from Vivian

  3   Ortega.  Would you like your card?

  4            MS. ORTEGA:  Thank you.  I'm a neighbor.  I

  5   live on Fifth and Harbor.  I oppose the building on the

  6   north shore because of the contamination that still has

  7   not been mitigated and will not ever be fully cleaned

  8   up, in my opinion and those who I have talked to who are

  9   wiser and smarter.  The toxicity cannot be removed and

 10   the air pollution will be hazardous.

 11            Another thing is that probably close to 1,000

 12   people could be living in that area, which is a major

 13   pollution problem both in noise and in odors and all

 14   kinds of things that we get.  Harbor coming down from

 15   Seaward is just two lanes.  One lane on each side.  So

 16   we're going to have such major traffic problems in that

 17   area.  Fifth Street is also one lane.  I just don't see

 18   how that is all going to be accommodating to what is

 19   already there.

 20            I could see if you were widening the streets or

 21   creating some sort of mitigation for the traffic and all

 22   that, but still all of that is going to change the

 23   environment completely.  We are not an urban area.

 24   We're a very sleepy area of the world.  It's a beautiful

 25   area.  We don't want to stop other people from coming
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  1   here, but seeing this is such a contaminated area,

  2   seeing you're just covering it up and having little

  3   spouts releasing whatever, I can't see people wanting to

  4   buy there.  But I'm sure some people will.

  5            I just wonder what the cost is, also, for

  6   maintenance every year and how will we know that it's

  7   being done?  And telemetry, are you going to have like

  8   on a computer where everybody's home is being monitored

  9   at the same time and there will be a beep beep if

 10   there's a problem?  How is that going to go?  We have

 11   all these kinds of issues.

 12            Once they start building, what is coming up in

 13   the atmosphere we're going to be subjected to besides

 14   all the noise and just the horrible impact it's going to

 15   have on this neighborhood for its vastness and its

 16   contamination.

 17            That's what I would like to say.

 18            MS. RUBIN:  Thank you.  Our next comment will

 19   be from Adrian Ortega.  Would you like your card?

 20            MR. ORTEGA:  No.  My name is Adrian Ortega.  I

 21   just wanted to know what the legal recourse would be for

 22   home buyers.  I'm not sure, will there be, you know,

 23   information disclosed on buying, will there be HOAs

 24   lifted to pay for all the work or the monitoring that's

 25   going to go on?  And what about the neighbors?  I live
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  1   across diagonally.  What kind of fumes will be coming

  2   out of the spouts?  Has someone gone up to and tested

  3   and put their nose to it to smell it?  You know, they

  4   said no.  No one has done that.  Well, I would like to

  5   know, and how it's going to affect us.  What about

  6   monitoring where we live?  Will we be given monitors to

  7   see what is happening diagonally from us?

  8            Basically that's it.  Thank you.

  9            MS. RUBIN:  Thank you.  Does anyone else have

 10   another comment they would like issued?  Please.  This

 11   is a second comment from Al Clemens.

 12            MR. CLEMENS:  In the spirit of questions, no

 13   answers, is there anyone here from the DTSC who'd be

 14   willing to move into that project?  You don't have to

 15   answer.

 16            MS. RUBIN:  Okay.  Do we have any further

 17   questions or comments that anyone would like entered

 18   into our official record?

 19            No.  Okay.

 20            So at this time, we'll conclude our public

 21   meeting.

 22            Did you have any closing remarks?  Okay.

 23            We want to thank you all for coming tonight and

 24   engaging with us and participating in our process.  For

 25   those of you who did enter a comment into our official
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  1   record, your comments and questions will be considered

  2   and responded to and you'll receive the written

  3   response.

  4            Again, I would like to remind you that the

  5   close of our public comment date is now May 29th.  You

  6   have additional time to review the technical materials

  7   and provide your questions, comments, or anything else

  8   you would like to contribute up until May 29th.  Thank

  9   you.

 10            (Whereupon, the public meeting adjourned at

 11   8:35 p.m.)
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State of California - California Environmental Protection Agency Department of Toxic Substances Control 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 
NOTICE OF DETERMINATION 

Office of Planning and Research From : 
State Clearinghouse 
P.O. Box 3044, 1400 Tenth Street, Room 212 
Sacramento, CA 95812-3044 

Department of Toxic Substances Control 
Site Mitigation and Restoration Program 
9211 Oakdale Avenue 
Chatsworth, CA 91311 

Subject: FILING OF NOTICE OF DETERMINATION IN COMPLIANCE WITH SECTION 21108 OF THE 
PUBLIC RESOURCES CODE 

Project Title: North Shore at Mandalay Bay Response Plan 

State Clearinghouse No.: 1997061004 

Project Location: 198 South Harbor Boulevard, Oxnard, 93035 

County: Ventura 

Project Description: 

DTSC approved the Response Plan submitted pursuant to CLRRA which 1) outlined the implementation of completed and 
future response actions expressly authorized by the Feasibility Study/Remedial Action Plan (FS/RAP), as modified by the 
Partial Remedial Action Completion Report (PRACR); and 2) incorporated the vapor intrusion mitigation systems into the 
Residential Project. 

The selected remedy for the Residential Project will include Vapor Intrusion Mitigation (VIM). The process to install the 
VIM includes the development of a design and the installation of the VIM Systems that incorporates both passive and 
active VIM technologies. The VIM Systems slightly modify the building foundations to create a vented layer beneath the 
foundation slab which is depressurized with a small fan that prevents vapors from the sub-slab from entering the 
residences within the Residential Project. In addition to the small depressurizing fan , either a highly permeable or low 
permeable barrier is used to diminish the potential for resident exposure. 

All residences will have VIM Systems constructed as active mitigation systems that include typical radon-type exhaust 
fans to reduce sub-slab pressures. These exhaust fans also collect and transport vapors from the sub-slab zones through 
extraction piping and discharge these vapors through roof vents. Remote electrical monitoring and surveillance systems 
will be used in all VIM Systems to notify MPL in the event of exhaust fan malfunction to initiate appropriate repairs. These 
monitoring and repair efforts are intended to minimize exhaust fan downtime. Two different VIM Systems are specified in 
order to provide future homebuilders of the Residential Project some latitude to select the most appropriate system: 

1. The first vapor barrier and venting system option consists of a low permeability membrane (LPM) placed directly 
beneath the post-tension slab. In addition, beneath the LPM, a 6-inch layer of washed uniform gravel with 4-inch-diameter 
vent piping will be placed to create a permeable layer in which lower pressure would be created by the exhaust fan. The 
exhaust fan would be connected to the permeable layer vent piping and discharged to the atmosphere above the roof line. 

2. The second VIM System option would utilize an aerated slab. This VIM System creates a sub-slab open void space of 
about 1 foot, with the slab elevated on concrete pedestals created by specialized recycled plastic forms . Instead of an 
impermeable barrier, this VIM System creates a more easily vented layer to effectively vacate vapors and transmit 
pressure reductions . The exhaust fan would vent the sub-slab void space to above the roof line, similar to the LPM and 
gravel system. 

Both options include identical electronic monitoring and communication systems that notify MPL of the operational status 
of the exhaust fans in order to remotely verify exhaust fan operation and the pressure differential between the sub-slab 
and living area. 

As D Lead Agency [gl a Responsible Agency under the California Environmental Quality Act (CEQA), DTSC approved 
the above-described project on December 17, 2018 and has made the following determinations: 

1. The project D wil l [gl will not have a significant effect on the environment. 

2. An D Negative Declaration D Mitigated Negative Declaration [gl Addendum was prepared for this project pursuant 

to the provisions of CEQA. 
DTSC 1329 (05/23/2011) 



State of California - California Environmental Protection Agency Department of Toxic Substances Control 

3. Mitigation measures [gl were D were not made a condition of project approval. 

4. A Statement of Overriding Considerations D was [gl was not adopted for this project. 

5. Findings D were [gl were not made pursuant to the provisions of CEQA. 

This is to certify that the final environmental document, comments and responses, and the record of project approval are 
available to the public at the following location: 

Department of Toxic Substances Control 
Site Mitigation and Restoration Program 
9211 Oakdale Avenue 
Chatsworth , CA 91311 

Sara Vela 
Contact Person Nam 

~ 
ranch Chief Signature 

Haissam Y. Salloum, P.E. 
Branch Chief Name 

Pro·ect Mana er 
ntact Person Title 

Branch Chief, Chatsworth Site 
Mitigation and Restoration 

Branch Chief Title 

TO BE COMPLETED BY OPR ONLY 

Date Received for Filing and Posting at OPR: 

DTSC 1329 (05/23/2011 ) 

(818) 717 - 6618 
Phone# 

12/21 /2018 
Date 

(818)717-6538 
Phone# 
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SIGN UP FOR EMAIL ALERTSNORTH SHORE AT MANDALAY BAY (19000021)

(NO NUMBER) HARBOR BLVD. WEST 5TH ST.
OXNARD, CA  93035
VENTURA COUNTY
SITE TYPE: VOLUNTARY CLEANUP  

PROJECT MANAGER:   SARA VELA
SUPERVISOR:   JAVIER HINOJOSA
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PUBLIC PARTICIPATION SPECIALIST:   MICHELLE BANKS-ORDONE
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Completed Activities
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Notice of Determination CEQA - Responsible Agency Review 12/21/2018

Fourth Addendum to the Environmental Impact Report (EIR) CEQA - Initial Study/ Environmental Impact
Report

12/17/2018

Response to Public Comments Other Report 12/17/2018
Response Plan AB 389 Response Plan 12/17/2018
Groundwater MNA Report and Projections CSM Site Characterization Report 6/20/2018

PPP Public Participation Plan / Community
Relations Plan

5/29/2018

California's Land Reuse and Revitalization Act (CLRRA) Agreement California Land Reuse and Revitalization
Agreement

4/17/2018

Community Update #2 Fact Sheets 4/11/2018
Public Notice Public Notice 4/11/2018
Community Survey. Community Profile 1/4/2018
VCAPCD SVE Emissions and Operating Log Other Report 12/12/2017
Annual DTSC Cost Oversight Annual Oversight Cost Estimate 9/29/2017
Mandalay Bay_ VCAPCD Soil Vapor Extraction Emissions Monitoring Log _081017 Other Report 8/25/2017
Phase 1 Environmental Assessment Report Phase 1 8/18/2017
VCACPD SVE Emissions and Operation Log Other Report 8/9/2017
WDR Monitoring Report - Second Quarter 2017 Monitoring Report 7/28/2017
Technical Memorandum—Work Plan for Well Installation and Abandonment Well Decommissioning Workplan 5/18/2017
SVE Start Up Report Design/Implementation Workplan 5/12/2017
WDR Monitoring Report - First Quarter 2017 Monitoring Report 4/21/2017
North Shore at Mandalay Bay—Soil Vapor Extraction System Site Characterization Report 1/24/2017
Field visit and sampling results of trench at sump #2 Fieldwork 11/28/2016
RWQCB SEMIANNUAL MONITORING REPORT JANUARY 2016—JUNE 2016 - (MRP) Other Report 7/19/2016
SVE Pilot Test and (Preliminary) Design Report Remedial Design - Preliminary/Intermediate 5/23/2016
Technical Memorandum-Work Plan for Groundwater Treatment Using Enhanced Natural Attenuation Technical Workplan 1/25/2016
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North Shore at Mandalay Bay RP Groundwater Status Legal Letter Correspondence 12/18/2015
MRP PLan Monitoring Report 9/22/2015
Cost estimate for 2015-2016 fiscal year sent with letter to Mandalay Bay. Annual Oversight Cost Estimate 9/21/2015
Waterboard-Requirements for WDR Renewal Letter Correspondence 8/20/2015
RELEVANT CONSIDERATIONS TO ISSUES DISCUSSED AT AUGUST 3, 2015 REGULATORY Correspondence 8/17/2015
Agreements Reached for Developer-Selected Foundations and the Extent and Nature of Active Soil Vapor Extraction for Remedial Design and
Costing Documents

Correspondence 7/31/2015

SVE Pilot Study and Design Report Pilot/Treatability Study Report 7/31/2015
Supplemental Site Investigation - Soil Gas and Groundwater Site Characterization Report 7/14/2015
June 2015 GW Sampling Event Plan (w/TOC) Technical Workplan 5/29/2015
Baseline Soil Gas Investigation Workplan Site Characterization Workplan 5/27/2015
2014 Annual Summary Report, Groundwater Monitoring Report 5/1/2015
2014 Fourth quarter monitoring report for the SCA monitoring wells Monitoring Report 3/24/2015
Work Plan for Additional Sampling Technical Workplan 3/10/2015
SSI GW and Soil Gas Investigation Workplan Site Characterization Workplan 3/6/2015
SCA/RPA Fill Material Characterization Report Site Characterization Report 3/4/2015
Burrito characterization Report/SCA-RPA Fill Material Characterization Report Site Characterization Report 3/3/2015
RPA Soil Sampling and Movement Work Plan Technical Workplan 12/5/2014
McGrath Soil Characterization Report Site Characterization Report 10/4/2014
2014-2015 Oversight Cost Estimate Letter Annual Oversight Cost Estimate 9/18/2014
SCA Monitoring Well WP Technical Workplan 7/21/2014
Semi-Annual GWMR 2014 Monitoring Report 7/16/2014
SVE Design/Pilot Study Work Plan Pilot Study/Treatability Workplan 6/30/2014
McGrath Soil Sampling and Movement workplan Site Characterization Workplan 6/30/2014
Ex-situ Treated Soil Burrito Characterization Workplan Technical Workplan 4/22/2014
Voluntary Cleanup Agreement Voluntary Cleanup Agreement 12/30/2013
Semi-Annual GWMR, JAN-JUNE 2013 Monitoring Report 11/7/2013
Partial Remedial Action Completion Report Remedial Action Completion Report 3/26/2013
HHRA October 2012 Risk Assessment Report 2/22/2013
Site Condition Report Site Characterization Report 2/22/2013
Consultative Services Agreement - Buyer Consultative Service Agreement 1/23/2013
EPA extention to execute LUC at Mandalay Bay Site Other Report 11/30/2012
Tri-Monthly Monitoring Report dated May 2012 through July 2012 Monitoring Report 10/9/2012
LARWQCB Approval Letter for revisions to monitoring and reporting program (WDR) Other Report 6/11/2012
Tri-Monthly Monitoring Report Monitoring Report 5/15/2012
PCB Affected Soil Repository Maintenance- Biannual Monitoring Reporting to EPA Other Report 4/10/2012
Annual Summary Report (for year 2011) Monitoring Report 3/1/2012
Tri-Monthly Monitoring Report Monitoring Report 2/14/2012
Tri-Monthly Monitoring Report Monitoring Report 11/15/2011
Tri-Monthly Monitoring Report Monitoring Report 8/13/2011
EPA extention to execute LUC at Mandalay Bay Site Other Report 6/14/2011
Tri-Monthly Monitoring Report Monitoring Report 5/13/2011
Tri-Monthly Monitoring Report Monitoring Report 2/14/2011
Tri-Monthly Monitoring Report Monitoring Report 11/12/2010
Tri-Monthly Monitoring Report Monitoring Report 8/13/2010
Tri-Monthly Monitoring Report Monitoring Report 5/12/2010
Tri-Monthly Monitoring Report Monitoring Report 2/12/2010
Tri-Monthly Monitoring Report Monitoring Report 11/30/2009
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