
Agenda Item A.2 
CPMS DISCUSSION/ACTION ITEM 

Meeting Date: August 31, 2021 
____________________________________________________________ 

 
 
 
 
TO: Mayor and Councilmembers 
 
FROM: Kristine Schmidt, Assistant City Manager 
 Charlie Ebeling, Public Works Director 
 
SUBJECT: Status of Community Center Building and Goleta Community Center 

Improvements Project (CIP Project #9067) 
 
 
RECOMMENDATION: 
 
Receive a Report of the status of the Goleta Community Center facility and the approved 
Goleta Community Center Improvements Capital Project to complete a seismic retrofit 
and related Americans with Disabilities Act access upgrades. 
 
BACKGROUND: 
 
As detailed in the companion report to this report (Agenda Item No. A.1 on City Council 
Workshop Agenda of August 31, 2021), regarding the results of the City’s 2020 outreach 
campaign for the Goleta Community Center (GCC)1, one of the main findings of the 
outreach process was that the physical condition of the Community Center facility was a 
hindrance to the full use and enjoyment of the Community Center by the public. An update 
to the City Council on the status of the facility and the approved capital project for seismic 
and ADA upgrades is in order.   
 
Background Materials Attached 
 
Over the years, Council has considered issues related to the state and status of the GCC 
facility many times. This background can be very helpful in providing context for this report 
on the status of the facility in 2021. To provide this historical background, while still 
focusing this report on the current status of the facility and needs moving forward, some 
of this background is contained in the Attachments to this report.   

 Attachment 1 lists past significant Council action related to the physical condition 
of the Goleta Community Center buildings with links to the relevant meeting 
agendas and materials. 

                                            
1 Although the property is frequently referred to as the Goleta Valley Community Center, for the sake of 
clarity, the facility or property is referred to as the Goleta Community Center (GCC) or Center to distinguish 
it from the non-profit lessee who manages the facility, the Goleta Valley Community Center.  The non-profit 
entity will be referred to as the “GVCC organization” for clarity. 
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 Attachment 2 summarizes information related to the age and historical significance 
of the facility as determined by a 2016/2017 Historic Resources Evaluation.   

 Attachment 3 includes the Lease with the Goleta Valley Community Center 
(GVCC) organization and related lease extensions. Of particular interest, Section 
5 discusses the “premises” subject to the lease and their allowed and prohibited 
uses, and Section 7 discusses the repair and maintenance of the premises (with 
Section 7(J) outlining the City’s responsibilities for capital improvements and major 
repairs).  Also included in this attachment is a January 2021 letter to the GVCC 
organization’s Board of Directors modifying the scope of the leased premises, as 
explained in more detail below. 

 Attachment 4 contains a narrative history of the authorization of GCC Upgrades 
Project (CIP#9067) for seismic and ADA upgrades and other matters related to the 
current state of the facility. 

 
Closure of Auditorium and Dining Room 
 
During the preparation of a report to Council regarding the GCC facility issues, and to 
provide Council an update on the approved Capital Improvement Project (CIP) to 
complete seismic upgrades to the main building and related ADA improvements, staff 
asked the City Building Official (Willdan) to inspect the building and review existing reports 
about its condition and safety. Based on concerns raised by the Building Official, staff 
asked Willdan to provide an opinion about whether the City should limit or prohibit 
occupancy in the Auditorium or Dining Room until such time as the seismic repairs can 
be made. 
 
In the Building Official’s opinion, it is a risk to continue assembly operations in the 
Auditorium and Dining Room areas at the Community Center because it would not hold 
up structurally in a large seismic event. There is nothing holding the large trusses together 
as they would be if constructed today with hardware. The large framing members of the 
trusses are jointed together by what is referred to as a “bird mouth joint”, which involves 
notching one member, so the other member sits in the notch. They have the potential to 
move during an earthquake and come apart. The area has experienced earthquakes 
before, but if a large seismic event were to occur, the probability of those trusses either 
collapsing or being heavily damaged is a concern. This is consistent with a 2013 seismic 
evaluation that yielded two main deficiencies: (1) inadequate connection between the roof 
system and exterior concrete walls and (2) the absence of proper roof structural sheathing 
throughout the entire roof system excluding the barrel vault. In 2013, the continued use 
of the rooms was considered reasonably safe. There were other issues at the facility 
noted by Willdan, and by our California Joint Powers Insurance Authority (CJPIA) risk 
management representative, including minor needed improvements to the electrical 
system, but the seismic integrity was the main concern affecting the safety and usability 
of these rooms. 
 
Based on Willdan’s analysis and the consensus of the City’s professional staff, staff made 
the determination that the Auditorium and Dining Room areas at the Community Center 
should not be used for assembly operations until such time as the seismic repairs can be 
made. Staff discussed the problem with Council’s Community Center Ad Hoc 
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Subcommittee (Mayor Perotte and Councilmember Richards) and notified the Council of 
this closure by email. Thereafter, staff notified the GVCC organization’s Board of Directors 
of the decision to prohibit assembly in these rooms, and modified the premises covered 
by the lease to exclude these two rooms, as allowed under the lease (Letter to GVCC 
Board of Directors is included in Attachment 3).   
 
These sections of the Community Center have not been used since the beginning of the 
pandemic.  Luckily, the GVCC organization’s contract for hosting the COVID-19 Testing 
Site has more than offset losses the GVCC organization might otherwise have endured 
during the pandemic. The Testing Site is expected to remain open through at least 
September 2021, and potentially through the remainder of the year. However, once the 
COVID-19 Testing Site closes, the unavailability of the Auditorium and the Dining Room 
is likely to have a major impact on the GVCC organization’s mission and finances. The 
GVCC organization’s Board of Directors has begun planning to address the resulting 
impacts to their operations and to implement mitigating measures.   
 
DISCUSSION: 
 
The discussion about the current state of the facility is organized by issue area below, 
beginning with the approved seismic retrofit and ADA improvements, and moving on to 
other issue areas that are not currently scheduled to be addressed. 
 
The needed work for the facility has been divided into four major work efforts: seismic 
upgrades, ADA upgrades, parking lot improvements, and other upgrades. Thus far, staff 
have received authorization to proceed with only the seismic and ADA upgrades. This is 
consistent with Council’s previously determined overall goal and direction to staff to 
preserve the existing facility and invest in its ongoing maintenance, but not to otherwise 
pursue extensive remodeling or upgrading.  
 
It is worth noting that on July 20, 2021, the City Council authorized a reorganization that 
will shift oversight of the City’s facility maintenance and management functions from the 
Public Works Department, where it had not received adequate attention due to competing 
priorities and understaffing, to the new General Services Department.  Thus, many of the 
facility issues discussed in this report will receive new oversight and focus. The 
Department of Public Works will continue to project manage the current capital 
improvement projects for the seismic upgrades and the ADA improvements. 
 
Status of the Seismic Improvements (CIP#9067) 
 
A seismic evaluation of the GCC Main Building yielded two main deficiencies. They 
included the inadequate connection between the roof system and exterior concrete walls, 
and the absence of proper roof structural sheathing throughout the entire roof system 
excluding the barrel vault. 
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Description of Improvements 
 
The seismic retrofit activities that are needed include strengthening the floor diaphragm 
though diagonal bracing under floor joists, foundation anchors, and nailing; strengthening 
the roof diaphragm through plywood underlayment and roof cladding and anchors and 
hold-downs to roof trusses/purlins to walls; strengthening the dining room cripple walls 
through plywood shear wall sheathing and exterior roof bracing; maintaining auditorium 
open gable trusses and strengthening wall to truss connections; strengthening the dining 
room wood cripple walls of the barrel-vault roof; supporting the bell tower with angle 
braces from the inside concrete parapet wall to the roof. The exterior modifications are 
limited to reroofing using roof cladding that matches the existing roofing. One of the 
assumptions was that this work would occur during the lease with the GVCC and that 
work would be staged to minimize disruption to the center’s operations. 
 
Funding 
 
In October 2017, the City submitted a sub-application to the California Governor’s Office 
of Emergency Services (Cal OES), requesting funds from the Federal Emergency 
Management Agency (FEMA) Hazard Mitigation Grant Program (HMGP) for the seismic 
retrofit improvements. The project cost estimate of $671,294 for the seismic upgrades 
was based on one prepared by the City’s cost estimate consultant, Jacobus & Yuang, 
Inc. in 2012 based on information provided by the City during the conceptual stage of the 
design. The City sought 75% federal funding through the FEMA HMGP, with a 25% City 
match. On October 1, 2018, the City was approved for HMGP funding for Design (Phase 
One) of the Goleta Community Center Upgrades - Seismic Improvements project (FEMA-
4308-DR-CA, Cal OES PJ0219). The approved project cost for Phase One was $94,626. 
FEMA awarded a 75-percent Federal share of $70,970 and the 25-percent local match 
was $23,656. 
 
On May 21, 2020, FEMA approved Construction (Phase Two) funding for the project. The 
approved Phase Two project cost was $576,668. FEMA awarded a 75-percent Federal 
share of $432,501. The 25-percent local match was $144,167. This was based on the 
total approved project cost of $671,294 determined using the 2012 Jacobus & Yuang, 
Inc. cost estimate. However, in 2019, the City obtained an updated construction cost 
estimate, prepared by Cumming Inc., which was based on current construction costs, 
actual measurements and material quantities, using a design bid build delivery model. 
Cumming determined that the estimated project construction cost is $5,135,882, a 
significantly higher amount than the initial cost estimate2. The ADA improvements, which 
are not eligible for FEMA funding, were estimated at an additional $2,835,684, for a total 
project cost $7,971,566. The cost has since been updated again, as reflected below. 

                                            
2 The difference in costs is a result of Cumming’s estimate being based on a design bid build delivery model, 
whereas Jacobus & Yuang’s estimate was based on information provided at the conceptual stage of the 
design. Furthermore, Cumming’s estimate includes allowances for items that were excluded in Jacobus & 
Yuang’s estimate including allowances for hazardous material abatement, construction phasing, roofing 
and waterproofing, undeveloped design details, bid price escalation, actual measurements and exact 
material quantities, interior and exterior finishes and restoration, as well as soft costs including mobilization, 
contingency, construction management, design support, permits and testing. 
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Public Works contacted the California Office of Emergency Services (Cal OES), the 
State’s grant monitor, for more information on how to request a modification to the project 
construction budget. The FY 21/22 budget that was adopted on June 15, 2021, includes 
revised funding for the new 25-percent local match amount of $1,283,970 from the 
General Fund. The funding is set aside in reserves specific for this project.  Following 
budget adoption, staff sent to Cal OES: a formal letter signed by the Authorized Agent 
(City Manager) explaining the increase to the budget and the new totals for the project 
cost, a newly revised HMGP Cost Estimate spreadsheet, a revised Local Match 
Commitment Letter, and a new run of the Benefit-Cost Analysis spreadsheet.  Staff is 
hopeful that the modification will be approved, and has received encouraging feedback 
from CalOES staff, but no final answer as of the date of this report. 
 
As described more fully below (under the section about ADA improvements), staff are 
hopeful that an additional $3,000,000 for GVCC facility upgrades will be approved as a 
result of Congressman Salud Carbajal’s efforts during the U.S. House of Representatives’ 
annual appropriations process. However, staff have been informed that HMGP funding 
for the seismic project may in no way comingle with other federal funding sources. 
Therefore, the funding that may be awarded through Congressman Carbajal’s efforts will 
be used strictly for the ADA improvements.  This will be a separate project entirely from 
the seismic work. It will be important on the City’s end to manage the funds separately 
and have proper accounting procedures/systems in place to track them separately. 
  
Status 
 
The seismic project is in the final design phase (95% of final design has been completed). 
See Figure 1 below illustrating the project delivery process and the status of the seismic 
project.  

Figure 1 
 

  
 
The most recently updated cost estimate for the seismic portion of the project is provided 
in Table 1 below. 
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Table 1 
Goleta Community Center Seismic Improvements Cost Estimate 

Project Components Estimated Costs 

Preliminary Engineering 
Includes conceptual design, environmental review and design $94,626  

Construction $3,716,757  

Construction Management $743,352  

Project Manager/Staff Augmentation $111,503  

Contingency $675,774 

Total: $5,342,012 

 
Status of the ADA Improvements (CIP#TBD) 
 
The seismic upgrades will trigger certain required Americans with Disabilities Act (ADA) 
upgrades.  Initially, these improvements were included with the seismic upgrades in one 
project, CIP #9067. However, due to funding restrictions, staff will create an additional 
CIP project number for the ADA Improvements project in the near future. 
 
Description of Improvements 
 
In August 2012, the City engaged the services of the Crosby Group, a structural 
engineering and design firm, to complete an accessibility assessment of the Center to 
identify Americans with Disabilities Act (ADA) deficiencies and provide recommendations 
for improvements. Major findings included necessary improvements to the path of travel 
across the site, public restrooms, door hardware and doorways. In 2016, the City engaged 
the services of Partner Engineering and Science to provide a property condition report. 
The report included a visual assessment to determine the existence of architectural 
barriers or physical attributes of the property, which affect onsite parking and the path of 
travel into and through public areas of the building. Areas recommended for 
improvements included the bus shelter on Hollister Avenue, the parking lot, exterior 
ramps and curb ramps, building entrances and plumbing and restroom elements.  
 
Funding 
 
As mentioned above, the cost of the ADA improvements is not eligible for HMGP funding 
through FEMA.  However, following Council’s adoption of Resolution 21-193 on May 4, 
2021, Congressman Salud Carbajal’s office submitted a community project funding 
request through the U.S. House of Representatives’ annual appropriations process for 
the GCC project. Our application stated that, should the FEMA grant modification for the 
seismic portion of the project be approved, the amount requested through the U.S. House 
of Representatives’ annual appropriation process will be adjusted to $3,025,324 to cover 
the remaining cost of needed improvements. 
 
Our project was one of ten projects, out of 66 total, to be recommended by Congressman 
Carbajal and one of only four of those projects to make it into the appropriations bill. The 
amount proposed for funding in this bill was $3,000,000. As of August 4, 2021, 

6



 Meeting Date:  August 31, 2021 

 

Page 7 of 12 

Congressman Carbajal’s Office notified us that the GCC funding request had moved 
ahead in the House Appropriations process and has been approved in the House. The 
bill still must go through the Senate and then be signed by the President. Should the 
HMGP funding through FEMA be approved, these funds cannot be comingled with the 
funds provided through the appropriations process to complete the seismic upgrades, but 
the funds will be available for the ADA improvements and other needed upgrades. 
 
Previously, Council approved using $140,633 from the Fiscal Year 2020/21 CDBG Capital 
Improvement Project funding and $24,369 General Fund for a design contract for ADA 
Improvements already issued. Another $153,227 in Community Development Block 
Grant Capital Improvement Project funds was included in the CDBG Action Plan for Fiscal 
Year 2021/22 toward improvements at the GVCC.   
 
Status 
 
The ADA improvements project is at the beginning of the conceptual design phase. See 
Figure 2 below illustrating the project delivery process and the current status of this 
project.  

Figure 2 
 

 
 
On June 1, 2021, Council authorized $165,000 Professional Design Services Agreement 
with Flowers & Associates to complete the design for the ADA portion of the project.  Once 
project funding is approved, and design is completed, the project will need to move 
through the environmental review, design, and construction phases.   
 
The revised preliminary cost estimate for the ADA portion of the project is provided in 
Table 2 below. 
 

Table 2 
Goleta Community Center ADA Improvements Cost Estimate 

Project Components Estimated Costs 

Preliminary Engineering 
Includes conceptual design, environmental review and design $483,490 

Construction $1,933,958 

Construction Management $290,094 

Project Manager/Staff Augmentation $116,037 

Contingency $386,792 

Total: $3,210,370 

 
The cost estimate for the ADA project is very preliminary using engineering “rules of 
thumb”. Actual engineer’s estimates could be significantly different once the final actual 
scope of work necessary is determined through the design process. 
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Combined Funding Sources and Timeline (Seismic and ADA Projects) 
 
The combined planned funding and sources for the Seismic and ADA projects is 
provided in Table 3 below. 
 

Table 3 
Goleta Community Center Project Funding Sources 

 Funding Source Status Funding Amounts 

Seismic Upgrades 

FEMA HMGP 
Approved – Federal 
share – Phase One $70,970 

General Fund 
Approved – Local 
match – Phase One $23,657 

FEMA HMGP 

TBD - Awaiting FEMA 
approval of additional 
funding – Phase Two $3,851,912  

General Fund 
Approved – Local 
match – Phase Two $1,283,970  

General Fund 

Additional General 
Fund - Project 
Management/Staff 
Augmentation $111,503 

Total: $5,342,012  

 

ADA Upgrades 

CDBG Approved/Expected* $296,550 

HR Community 
Project 

TBD – Awaiting 
House of 
Representatives 
approval $3,000,000 

Total: $3,296,550 

* CDBG includes de minimis amount of FY 20/21 unspent CDBG Planning & 
Administration funding yet to be allocated. 
 
The estimated timeline for completion of the projects, should federal funding be 
approved in a timely manner, is shown in Table 4, below. 
 

Table 4 
Goleta Community Center Project Timelines 

 
Preliminary 
Engineering 

Construction Phase 

Spring 
2022 

Summer 
2022 

Fall  
2022 

Spring 
2023 

 Seismic Upgrades Completed Construction  

 ADA Upgrades In Progress  Construction 
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Parking Lot Improvements 
 
The Partners Engineering and Science, Inc. Property Condition Assessment (see 
5/2/2017 staff report), found the parking lot pavement quality to be fair to poor, with 
potholes and bare areas. Based in its useful life and condition, a mill, grind and overlay 
of the parking areas was recommended with periodic sealant at that time, at a cost of just 
under $300,000. 
 
This work was not done, but a slurry seal was completed approximately 2 years ago.  
Slurry seals typically last approximately 5 years, but this seal is already at the end of its 
life. Staff believe, based on the current poor condition of the lot and the underlying 
structural weakness, a full parking lot reconstruction is now indicated at a likely cost of 
$2-3 Million or more. This is based on the cost of reconstruction plus current regulatory 
requirements for additional stormwater quality controls. A true preliminary cost estimate 
has not been completed. 
 
Other Needed Improvements 
 
The Property Condition Assessment completed by Partners Engineering and Science, 
Inc.  (see 5/2/2017 staff report) found the facility to be in fair to good overall condition, but 
did identify other needed repairs. The identified repairs that have not already been 
addressed are included in the summary below. In addition, a recent inspection of the 
facility by a Willdan electrical inspector recommended improvements when funding 
allows, which has been incorporated below. Finally, input from the Antenore Community 
Outreach process about aesthetic improvements and potential new equipment has been 
incorporated. 
 
Seismic/Structural:  
In both buildings B (Communify Classrooms) and C (Rainbow School Classrooms) there 
are seismic upgrades recommended due to a lack of shear walls for the lateral seismic 
loads and lack of adequate roof and walk sheathing. These two structures do not pose 
an immediate threat.   
 
Of more immediate concern is the temporary modular structure at the front of the facility 
(housing part of the Rainbow School) which is degraded and past its planned and useful 
life and should be removed and/or replaced. 
 
Staff also note that there are several large trees than have grown flush against the 
building and are beginning to lift the foundation.  In the last two years, cracks in the plaster 
have appeared in hallways and rooms that may be related to this lifting.  It is likely that 
these trees will need to be removed in the near future, but their removal will need to be 
done carefully to avoid further structure impacts from related settling of the foundation. 
 
Roofing:  
The Partner’s study determined that the roof systems were installed around or before 
1995 and are mostly in fair to good condition. In the main building, the roofing of the 
Dining Hall needs replacement. This work is not part of the approved seismic upgrade 
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project. Roof membrane replacement is also needed where there are areas of 
degradation and exposed felts at the south end of the where it meets the parapet. Framing 
and glazing of sky lights in the Dining Room, are in poor condition and the flashing at the 
skylight curb needs to be repaired, and sections of the parapet and coping need 
maintenance/replacement. 
 
In 2020, leaking was discovered over the women’s restroom in the main building which 
required patching and repairs as well as drywall replacement. Additionally, drywall repairs 
were required in the kitchen and two other rooms on the east wing of the main building. 
Sections of the roof leaked again in November of 2020 over the auditorium and women’s 
restroom causing substantial damage to the skylight and auditorium walls.  Given the time 
passed since the Partner’s inspection and the recent leaks and visible degradation, staff 
recommends a full roof replacement for all three buildings. 
 
Hardscape: 
The Partners Study noted that the outside walkways appeared to be in good condition, 
though periodic sealant is recommended. 
 
Exterior Walls 
Partners found the exterior walls to be in good overall condition with regular maintenance.  
Staff recently noticed damage to the walls and foundation from tree roots. Tree and tree 
root removal is recommended, with related repair to walls and foundation. 
 
Windows and Doors:   
While the windows and doors were reported to be in good to fair overall condition, 
Partners said that all wood windows throughout the building need to be stripped and 
refinished with proper sealant and paint. Six interior doors were replaced by staff since 
that inspection. Staff believe that full interior and exterior window and door replacement 
is needed. Vinyl windows at the east elevation of the main building are in better condition 
but need to be repaired for better function. 
 
HVAC 
One of the two HVAC split units of Building B needs replacement. The other units are in 
good condition, but date from approximately 1995 and will eventually need to be replaced. 
 
Plumbing 
 
The Partner’s study indicated that the plumbing system was in good overall condition with 
occasional leaks and mold remediation needs detected through normal maintenance 
activity, as might be expected. However, staff currently performs sanitary plumbing line 
clearing monthly due to the rapid deterioration of the old terracotta piping. Significant 
replacement and upgrades of the sewer lines is necessary for current operations, and 
would definitely be necessary were the kitchen to be upgraded as has been requested. 
 
The gas fired water heaters were in good condition at the time of the Partner’s inspection, 
though one is currently due for replacement.   
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Electric 
The 2017 Partners Assessment did not identify needed electrical upgrades. However, a 
recent review of the facility by Willdan recommended that, should budgets allow for 
electrical improvements, they would suggest replacements of Panel A and B in the main 
building, and verifications of suitable wiring for all equipment over 2400 Watts or operating 
at 208 Volts and above.  Where funding allows, they also recommended that an area-by-
area review of electrical improvements should be considered to eliminate the use of all 
knob and tube wiring and replace non-compliant wiring and equipment.    
 
Staff also note that the visible wiring is unattractive and unprofessional looking. In 
addition, outdoor lighting is insufficient and unattractive. 
 
Landscape and Irrigation 
The landscaping is inconsistent and in need of an update. The irrigation systems are aged 
and need to be upgraded as well.   
 
Gazebo and Gazebo Area 
The Partners study noted that the Gazebo was showing signs of deterioration, lack of 
maintenance, and age and recommend the City consider replacing it. Hardscaping in that 
front area is also in need of an update.    
 
Aesthetic and Functionality Improvements 
 
The Partners study recommended replacement of carpet and vinyl flooring within the 
next few years, as well as sanding and refinishing hardwood floors.  
   
The findings of the 2020 community input process were that the overall feeling of the 
Center is that it is not well maintained, feels tired and outdated, is not accessible, and 
does not provide the professional infrastructure needed to charge for and hold 
community-friendly events and meetings. Survey respondents identified general 
maintenance needs to address chipping paint, odors, and poor lighting.  
 
The following were identified as improvements that would provide the community a useful 
resource for diverse community needs, generate additional interest and access to the 
community as well as generate additional rental income: 
 
1. Bathrooms: remodel, update and make ADA accessible  

2. Kitchen: remodel (e.g., ideally professional-level or commercial-grade)  

3. Internet: provide reliable and free internet access  

4. Lighting: both internal and external including windows  

5. Upgrade or replace heating/cooling system  
 
Respondents to the survey highly prioritized the bathroom improvements. 
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FISCAL IMPACTS 
 
There are no new fiscal impacts resulting from this report. 
 
Reviewed By: Legal Review By: Approved By: 
 
 
___________________ ___________________ _________________     
Kristine Schmidt  Michael Jenkins Michelle Greene 
Assistant City Manager City Attorney          City Manager 
      
 
 
ATTACHMENTS: 
 

1. GCC Facility Past Council Consideration with links to reports 
2. GCC Facility’s Historical Significance 
3. GVCC Lease and Facility Maintenance and Replacement Obligations 
4. GCC Capital Improvement Project Background (Seismic and ADA) 
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Attachment 1 

GCC Facility- Past Council Consideration  

Some of the past Council action regarding the use and physical condition of the 

Community Center facility is included below, with links active as of 6/4/2021: 

 3/16/2010 (Item B.6: Approved initial Facilities Reserves Study (including GCC)) 
https://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=78 
 

 8/7/2012 (Item B.11: Contract for Seismic and ADA Needs Assessment for the 
Goleta Valley Community Center) 
https://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=44
3 
 

 5/21/2013 (item F.1: Seismic and ADA Needs Assessment for the Goleta Valley 
Community Center) 
http://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=555 
 

 6/18/2013 (Item D.1: Feasibility Study for Community Center Property - RFP) 
http://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=566 
 

 12/17/2013 (Item C.2: Award of Contract for Civic Center Feasibility Study) 
http://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=635 
 

 2/11/2014 Special Workshop on Civic Center Feasibility 
http://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=566 
 

 5/19/2015 (Item D.1: Civic Center Feasibility Study for the Goleta Community 
Center Site) 
http://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=854 
 

 7/21/2015 (E.1 Civic Center Feasibility Study for the Goleta Community Center 
Site) 
http://goleta.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=869 
 

 3/13/2016 (E1: Civic Center Feasibility Study for the Goleta Community Center 
Site- Concluded) 
http://goleta.legistar1.com/goleta/meetings/2016/3/939_A_City_Council_16-03-
15_Agenda.pdf 
 

 4/18/2016 Special Workshop on Community Center Facility Needs and 
Management Options 
http://goleta.legistar1.com/goleta/meetings/2016/4/965_A_Special_City_Council_
Workshop_16-04-18_Agenda.pdf 
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 7/19/2016 (Item B.7: Update on Community Center Facility Needs and 
Management Options Workshop) 
http://goleta.legistar1.com/goleta/meetings/2016/7/946_A_City_Council_16-07-
19_Agenda.pdf 
 

 2/21/2017 (Item B.7: GCC Emergency Repairs Authorized (including Mold 
Remediation) 
http://goleta.granicus.com/DocumentViewer.php?file=goleta_9d1b555c19b862fc
1bdc1c092bd2dc72.pdf&view=1 
 

 5/2/2017 (Item E.2: Special Studies Update & Add Capital Improvement Project 
(CIP 9067)) 
http://goleta.legistar1.com/goleta/meetings/2017/5/1020_A_City_Council_17-05-
02_Agenda.pdf 
 

 6/6/2017 Item B. 3: Approval of budget with the request ADA and Seismic CIP 
Sheet. (CIP 9067)) 
https://goleta.granicus.com/DocumentViewer.php?file=goleta_4789ff7a01a6818e
2f140cc55bc4ac04.pdf&view=1 
 

 4/2/19 (Item A.3:  Award of Professional Design Services Agreement for the Goleta 
Community Center Upgrade Project (CIP 9067)) 
http://goleta.legistar1.com/goleta/meetings/2019/4/1207_A_City_Council_19-04-
02_Agenda.pdf 
 

 6/1/2021 Professional Design Services Agreement with Flowers & Associates, Inc. 
for the ADA portion of Goleta Community Center Improvements (CIP 9067) 
http://goleta.granicus.com/DocumentViewer.php?file=goleta_9d1b555c19b862fc
1bdc1c092bd2dc72.pdf&view=1 
 

 8/31/2021 (Today’s agenda item) 
 

 

 

 

{last updated 8/19/2021} 
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Attachment 2 

Goleta Community Center Age and Historical Significance  

The Community Center building is quite old, particularly for the Goleta area.  The main 

structure (Building A) was constructed in 1927.  The south building (Building B, housing 

Communify, EqualiTech and other tenants) was constructed in 1949-50 and the west 

building (Building C, housing the Rainbow School) was constructed in 19591.  

Of the three Community Center buildings evaluated, only the main building is eligible for 

listing as significant in the National Register of Historical Places and the California 

Register of Historic Resources based on its significance to the development of Goleta 

and its education system. Although the main building is the work of a notable local 

architect and engineer, Louis N. Crawford, and originally a good example of 

Mediterranean Revival architecture, alterations to the building have removed key features 

(such as the original red tile roofing and wooden windows on the west and east sides) 

that have impacted its ability to meet the criteria for listing under the category of 

Architecture (Criterion A/3). The Community Center could potentially attain listing 

eligibility for its architecture if the missing, or altered features, particularly the red-tile roof, 

were restored, but restoration of the missing features is not required for general listing 

eligibility (Criterion A/1) as a property associated with significant historical events.  As 

such, the Community Center Building A is considered a historic resource under the 

California Environmental Quality Act (CEQA). 

The property is designated as historic in various other documents and evaluations 

including the General Plan List; Goleta APN Eligible Parcels list; Santa Barbara County 

Compiled List.  The property has been recommended for Inclusion in the City of Goleta 

Historic Resources Inventory, which is under development by the Planning and 

Environmental Review department with the input of the Planning Commission. 

Besides historic preservation considerations, there are other notable challenges to 

renovating a facility this age.  For example, the walls are lathe and plaster, which is more 

difficult and expensive to work with than drywall when considering renovations. There is 

asbestos in some of the roofing and flooring, which must be removed by a certified 

asbestos contractor prior to any renovation or demolition activities that may impact the 

materials.  The flooring is a combination of slab and raised floor, which means that 

replacing plumbing systems can involve the need to cut through and patch up the slab 

and rebar.  

  

                                                           
1 The building at the back of the property (Building D, housing the Boys and Girls Club) was constructed 
circa 1950 with a major remodel in 2000 and, as newer construction under a separate lease, it is not 
considered part of the “Community Center” for purposes of this report.  Also not considered for purposes 
of this report is a modular portable building (Building C1, housing part of the Rainbow School) in front of 
Building C. 
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A full discussion of the age and historical significance of the facility was included in a staff 

report that was presented to the City Council on May 2, 2017.  The report for that item 

(Item E.2: Special Studies Update & Add Capital Improvement Project (CIP 9067)), can 

be accessed through this link:   

http://goleta.legistar1.com/goleta/meetings/2017/5/1020_A_City_Council_17-05-

02_Agenda.pdf 

See also the attachments to that report: 

 Attachment 1- Historic Resource Evaluation Summary; 

 Attachment 2(e) Historic Resource Evaluation Part 1; and 

 Attachment 2(f) Historic Resource Potential Impact Study 
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Attachment 3 

Current Lease and Facility Maintenance and Replacement Obligations 

Included in this attachment is the latest GVCC Lease Agreement (Agreement No. 2016-156) and 

related term extensions (2016-156.1 and 2016-156.2).  The lease agreement expires on June 30, 2022. 

 

Maintenance and Repairs 

Under the current lease with the Goleta Valley Community Center (GVCC), the GVCC is responsible 

for all needed maintenance and repair of the premises (not including athletic field, outdoor courts, 

parking lot, building exterior, roof security lights, exterior hardscape, trees and landscaping) up to a 

maximum of $5,000 per year.   

That leaves responsibility to the City for maintenance and repair of features not maintained by GVCC, 

and for maintenance and repairs over $5,000 per year.  There are two main components of facility 

maintenance and repairs: 1) general day-to-day maintenance and repair and 2) replacement.  Funds 

for regular maintenance and repair are budgeted annually in the Public Works Operating Budget.  This 

work is accomplished through City staff, where possible given lean staffing, and otherwise by outside 

contractors.     

As part of 2010 Replacement Reserve Study and the 2016 Facility Condition Assessment, a 

Replacement Reserve Schedule for the Community Center was created.  The Replacement Reserve 

Schedule details recurring probable expenditures through 2030, such as the replacement of systems 

and equipment that will age out, which are not classified as routine operation or maintenance expenses. 

This includes replacing the roof, carpets, air conditioning and heating equipment, appliances and other 

electrical or mechanical equipment every number of years.   

The intent was to set aside in an account for facilities replacement citywide.  Ideally, in order to prevent 

degradation of facilities over the long term, systems and equipment replacement would be planned 

proactively according to a schedule and paid for from this dedicated source of funding.  As it is now, 

however, replacement is accomplished in a more reactive manner as these systems start to fail, with 

funding identified and allocated at the time the need arises1.  This is a function of the lack of staff to 

oversee a comprehensive facilities management program.  Staff will be returning to Council with ideas 

about how to improve facilities management, including maintenance and replacement, in the near 

future. 

Funding for Capital Improvement Projects at the Community Center over and above regular 

maintenance, repair, and replacement must be identified separately.  These projects are included in 

the CIP prioritization process. 

 
1 There are various funds that, while not intended for this purpose, can be used as needed, including 
the Capital Equipment Reserve and the Public Facilities Reserve. 
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INTERIM LEASE AND MANAGEMENT AGREEMENT BETWEEN THE CITY OF GOLETA 
AND THE GOLETA VALLEY COMMUNITY CENTER 

This Interim Lease and Management Agreement is made and entered into by and 
between the City OF GOLETA, a municipal corporation, and the GOLETA VALLEY 
COMMUNITY CENTER, a California non-profit public benefit corporation. 

RECITALS 

A. In 1983, the County of Santa Barbara ("County ") as Lessee and the Goleta 
Union School District (School District) as Lessor entered into a 30 year Lease with Option to 
Purchase ("Lease/Option") for the Property known as Goleta Union School, located at 5679 
Hollister Ave, Goleta, and as further described in Exhibit "A" attached hereto 
("Property" or "Premises"). 

B. In 1984, the County of Santa Barbara ("County") as Sublessor and the GOLETA 
VALLEY COMMUNITY CENTER ("GVCC") as Sublessee entered into a 30-year Lease 
Agreement under which GVCC subleased the Property for use as a Community Center for 
recreational, literary, scientific and educational opportunities for the general benefit of the 
public. Initially, County and GVCC agreed that GVCC would pay $3000.00 per month as rent 

for the Property, but in 1986 the Lease Agreement was amended to suspend lease payments. 
C. In 2002, the County assigned the Lease/Option to the newly formed City of 

Goleta ("City" or "Goleta") and Goleta assumed and accepted all liabilities and obligations of 
County with respect to the Lease/Option. The Goleta Union School District consented to the 
assignment. 

D. In October of 2013, the City timely exercised its option to purchase the Property 
pursuant to the assigned Lease/Option and the School District approved and transferred title 
to the Property to Goleta pursuant to Grant Deed. 

E. The term of the Lease Agreement expired in 2014 and GVCC currently occupies 
the Property as a month to month tenant. The City has, since it exercised its option in 2002, 
foregone collection of any rent in order to support the important civic and community functions 
performed by GVCC. As the result of the age of the Property, it is now in need of substantial 
and significant repairs and renovation. 

F. The City Council has conducted a feasibility analysis and held public workshops 
to study the potential future location of a civic center on the Property, including discussions 
and analysis of: 

1. Construction requirements and costs for needed improvements, repairs and 
maintenance of the Property; 

2. Future programming options and community benefits for the Property; and, 
3. Potential future management structure for the Property. 

G. As a result of these analyses and workshops, the City desires to move forward 
to seek proposals for repair and renovation of the Property, and management and 
programming options for the Property. 

H. The City has determined that it is advisable and in the best interests of the 
community to allow GVCC to continue to lease the Property and manage certain existing 
programs on the Property, all in the manner as set forth in this Agreement, for the interim 
period. This Agreement is within the goals and policies of the City. 
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I. This Interim Lease and Management Agreement ("Agreement") is entered into with 
GVCC and hereby gives GVCC the right to occupy the Property, and use and manage it on 
the City's behalf for the purpose of recreational, literary, scientific and educational 
opportunities for the general benefit of the public. 

NOW, THEREFORE, IT IS AGREED by and between the parties hereto as follows: 

1. EFFECTIVE DATE: This Agreement shall become effective on January 30, 
2017 (the "Effective Date"). 

2. TERM. 
A. Except as otherwise provided herein, the original term hereof shall be two 

(2) years commencing on the Effective Date. Goleta may elect to extend the term of this 
Agreement for two (2) successive one-year periods subject to the approval of the Goleta City 
Council. Goleta shall notify GVCC of such election in writing no less than 180 calendar days 
prior to the termination date of this Agreement. Within sixty (60) days after receipt of such 
notice from Goleta, GVCC shall provide written notice of acceptance or rejection of such 
extension of the term. 

B. In the event GVCC holds over beyond the term herein provided with the 
express consent of City, such holding over shall be from month to month only, subject to the 
conditions of this Agreement, unless expressly waived in writing by City. Such holding over 
shall not be construed as a renewal of this AGREEMENT. Either party may, during the 
holdover period, terminate this Agreement by giving the other party at least thirty (30) days' 
prior written notice. 

C. No later than 30 days before the termination or expiration of this Lease or 
any holdover period, Lessee shall provide City with all documentation (e.g., sublease, rental 
agreement, insurance certificates, etc., bank or other financial statements showing deposits, 
etc.) relating to the following: 

1. All current sub-lessees, users and or occupiers of the Premises who 
have a fixed or regular schedule for use of any part of the Premises, a fixed or assigned 
location on the Premises, who regularly provide or sponsor classes, activities, programs, 
meetings, services, and/or resources on the Premises, and/or who have reserved all or a 
portion of the Premises for any purpose during the 12-month period preceding the termination 
or expiration of this Lease. 

2. All written policies and forms currently in effect relating to use of 
Premises by any person or entity or organization, including but not limited to insurance 
requirements, hold harmless forms, policies for use and consumption of alcohol on the 
Premises, reservation forms, etc. 

3. ACCEPTANCE AND SUITABILITY OF THE PREMISES. The Premises are 
offered and accepted in their "As Is" condition now existing. GVCC acknowledges that neither 
City nor any agent of the City has made any representation of warranty with respect to the 
Premises or the suitability or fitness thereof for the conduct of Lessee's business, current or 
prospective activities. GVCC is currently in possession of the Property and has been for over 
30 years and acknowledges that the Premises are currently in satisfactory condition for the 
purposes of this AGREEMENT. 

4. RENT. 
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A. Rent shall be $ 1.00 per year for the original term of this Lease. Said 
amount shall be paid to the City on the Effective Date, and on the one-year anniversary 
thereof, without deduction or offset in lawful money of the United States of America by 
delivery to the City Manager at Goleta City Hall or to such other person or at such other place 
as the City may from time to time designate in writing. In any notice of the City's election to 
extend the term of this Agreement for an additional one-year period provided pursuant to 
Paragraph 2.A. above, the City shall specify the amount and terms of the rent to be paid by 
GVCC for such period. 

8. Except and unless otherwise provided in this AGREEMENT, it is the 
intent of the parties hereto that GVCC shall pay all costs, taxes, charges, and expenses of 
every kind and nature against the Premises for operation of all Programs and activities on the 
Premises which may arise or become due during the Term. 

5. PREMISES DEFINED; ALLOWED AND PROHIBITED USE OF PREMISES. 

A. "Premises" shall mean and refer to the Real Property formerly known as 
the Goleta Union High School, located at 5679 Hollister Ave, Goleta and as more 
specifically described in Attachment "A" herein. For purposes of this Agreement, GVCC shall 
have exclusive use of the Premises with the exception of the drive aisles, parking areas, 
tennis courts and playing fields, as shown in Attachment "A". GVCC shall have the right to 
manage, coordinate, and control the scheduling of uses of all of the Premises, including the 
non-exclusive areas, as provided herein. 

A. Except where otherwise provided herein, Lessee shall use, manage and 
operate the Premises for the operation of a Community Center for recreational, literary, 
scientific and educational opportunities for the general benefit of the public, including -
without limitation - pay-to-enter events so long as they are open to all members of the public 
(e.g. concerts, dances, performances, classes), and invitation-only events so long as they are 
free (e.g. weddings, birthday celebrations). Lessee shall use the Premises for no other 
purpose without the prior written consent of the City Manager or his or her designee. In 
addition: 

1 . Lessee shall not use or allow such uses that are not otherwise 
permitted under applicable laws, ordinances, codes, rules, regulations, orders and other 
lawful requirements of local, state and federal governmental bodies having appropriate 
jurisdiction. Lessee shall apply in its own name for and obtain at its own expense any and all 
licenses, permits and other approvals which may be required from such governmental bodies, 
including the City, in connection with any particular use of the Premises during the Term. 

2. Lessee shall not do or permit activities on or in the Premises, nor 
bring or keep anything in or on the Premises, that will in any way invalidate or increase the 
City's existing premium rates, or otherwise affect, any fire or other insurance upon the 
Premises. 

3. To the extent that Lessee allows the use of Premises by other 
persons, organizations, and entities, whether by sub-lease, rental agreement, reservation or 
any other manner, Lessee shall require that any such user shall apply in its own name for and 
obtain at its own expense any and all licenses, permits and other approvals which may be 
required from such governmental bodies in connection with any particular use of the 
Premises. 

8. Lessee shall not allow the use of the Premises for any business activity, 
or acts for commercial or for-profit purposes, by any person, organization or entity that is not 
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an IRS-recognized non-profit organization without the prior written consent of the City 
Manager or his or her designee. 

C. Lessee shall not use or allow the use of the Premises for any type of 
hazardous or ultra-hazardous recreational or other activity that creates a substantial (as 
distinguished from a minor, trivial, or insignificant) risk of injury to a participant or a spectator, 
as defined in the California Health and Safety and Government Codes, whether or not a fee is 
charged for admission to or participation in such hazardous recreational activity, without the 
prior written consent of the City Manager or his or her designee. (Examples include skate 
park, roller hockey, etc.) This provision shall also apply to any use of the Property in a 
manner that is not consistent with the use provisions of all applicable building and zoning 
codes. (Examples include, using parking lot for uses other than parking cars, using interior 
rooms within the facility for active sports, or cooking, etc.) 

D. City shall have the sole and exclusive discretion to determine whether to 
approve any such commercial and for-profit uses of the Premises requiring the City's approval 
pursuant to Subparagraph B above, and any use of the Premises or any part thereof for any 
type of hazardous or ultra-hazardous recreational activity on the Premises. City Manager 
may, within his or her discretion, approve, disapprove, or condition any such use. 

E. Any proposed use of the Property which requires any permit from the 
City, including those requesting street closures, barricades, or requiring law enforcement 
security, and all requests by Lessee for uses requiring City Manager approval as set forth 
herein shall be submitted to the City and/or City Manager as soon as possible, and no later 
than 30 days before the scheduled event. Late submittals can result in denial. 

F. City shall have the sole and exclusive discretion to determine and 
establish insurance and indemnity requirements for all uses of the Premises by any person, 
organization and/or entity, whether for profit or non-profit. 

F. Lessee agrees not to commit or suffer to be committed any waste or 
nuisance in, or about the Premises, and agrees to comply in all material respects with all 
governmental laws, ordinances and regulations which pertain to or apply to the use of the 
Premises, now or subsequently imposed. 

G. The Premises shall only be used during the hours of 7:00 a.m. and 11 :00 
p.m. except upon the prior written consent of the City Manager, or in the case of an 
emergency, in which case notice shall be provided to City Manager as soon as practicable. 

6. LESSEE TO PROVIDE DOCUMENTATION OF USERS AND FINANCIAL 
RECORDS TO City. 

A. No later than 30 days after the Effective Date, Lessee shall provide City with 
a written list and supporting documents (e.g., sublease, rental/user agreement, insurance 
certificates, ABC permit, etc.) relating to the following: 

1 . All current sub-lessees, users and or occupiers of the Premises who 
have a fixed or regular schedule for use of any part of the Premises, a fixed or assigned 
location on the Premises, who regularly provide or sponsor classes, activities, programs, 
meetings, services, and/or resources on the Premises, and/or who have reserved all or a 
portion of the Premises for any purpose (collectively "Users" and individually, a "User") during 
the 12-month period prior to the Effective Date. 

2. An Audited Financial Statement generated within 12 months prior to 
the Effective Date showing all revenues received by Lessee from any source using any part of 
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the Premises, whether temporarily or on a regular and/or ongoing basis for at least the 12 
months preceding the date of such Statement. 

3. All written policies and forms currently in effect relating to use of 
Premises by any person or entity or organization, including but not limited to insurance 
requirements, hold harmless forms, policies for use and consumption of alcohol on the 
Premises, reservation forms, etc. 

B. Beginning one month after the execution of this Lease, Lessee shall provide 
a monthly report to the City Manager summarizing all activities that have occurred on the 
Property during the past month, including a list of all Users during the time period covered in 
the report, a list of all programming activities occurring on the Property, an itemization of 
revenues and expenses, a description of all repairs, and a detailed description of all calls for 
police or fire services. 

C. GVCC shall at all times maintain satisfactory financial accounts, documents 
and records pertaining to their operations and management of the Premises, and shall make 
them available to City staff upon request at reasonable times and intervals. Such accounts, 
documents and records shall be retained by GVCC for three years following termination of 
this Agreement. GVCC may use any generally accepted accounting system, provided such 
system meets minimum State of California requirements. 

D. City shall have the right to request that GVCC conduct, at City's expense, an 
audit of its financial transactions, records, documentation, etc. consistent with generally 
accepted financial and auditing principals. 

7. REPAIR AND MAINTENANCE OF PREMISES. 
A. Except as otherwise provided herein, City shall retain full responsibility for 

capital improvements of the Property and further, City shall retain full responsibility for the 
maintenance and repair of, and references to the "Premises" hereafter in this Section 7 shall 
exclude, the Property's athletic field, outdoor courts, parking lot, building exterior, roof, 
security lights, exterior hardscape, trees and landscaping, but not lawns and shrubs. 

B. Lessee shall assume full responsibility for the maintenance and repair of 
the improvements on the Premises throughout the Term without expense to City. Lessee 
accepts the Premises as is, and Lessee agrees, at its own sole cost and expense and without 
right of reimbursement from the City, to perform such maintenance and make such repairs 
and replacements to the Premises as may be necessary for Lessee's use and to keep the 
Premises in as good and sanitary order and repair and in as complete compliance with all 
current applicable laws, ordinances and regulations, including the City's Municipal Code 
requirements, as exists as of the Effective Date. Lessee's total obligation under this Section 7 
in any twelve-month period shall not exceed $5,000. 

C. Lessee agrees to return the Premises to City in as good condition as when 
rented, ordinary wear and tear, damage by earthquake, fire or the elements and other disaster 
or casualty excepted to the extent insurance is provided as required by this Lease. 

D. Any agreements or understandings between Lessee and individuals or 
entities performing maintenance at the Premises shall recognize City as a third-party 
beneficiary with respect to the commitments or obligations made or undertaken by those 
individuals or entities. 

E. Notwithstanding the foregoing, in the event Lessee breaches any of the 
covenants contained in this Agreement, and such default continues for a period of ten (10) 
days after written notice from City (with respect to graffiti, debris, waste material, and general 
maintenance), or thirty (30) days after written notice from City (with respect to building repair 

Page 5 

25



or replacements), then City, in addition to whatever other remedy it may have at law or in 
equity, shall have the right to enter upon the Premises and perform or cause to be performed 
all such acts and work necessary to cure the default. Pursuant to such right of entry, City 
shall be permitted (but is not required) to enter upon the Premises and perform all acts and 
work necessary to protect, maintain, and preserve the improvements on the Premises. All 
costs - up to in any twelve-month period the greater of the sum of $2500.00 or one-half of the 
City's annual deductible under its applicable insurance policies - incurred by City pursuant to 
exercise of its right to enter the Premises and perform works of maintenance, shall be paid by 
Lessee within thirty (30) days of receipt of an invoice from City. Payment of such invoice by 
Lessee shall not come from or reduce any Rent or other monies due City pursuant to this 
Lease. 

F. Maintenance Standards. 
Maintenance of the Premises shall include, but not be limited to: regular 

cleaning and maintenance of all interior and exterior areas used so that the Premises are 
clear of graffiti, dirt, pests, trash, debris or other matter which is unsafe or unsightly; removal 
of all trash, litter and other debris from the Premises; and: 

1. Janitorial services, including cleaning, provision of restroom 
supplies, trash removal, carpet cleaning, and any other cleaning 
required to maintain the Premises in a safe and sanitary condition 
suitable for use as a community center/recreation facility. 

2. Minor painting and finish repairs; 
3. Minor plumbing and electrical fixture repairs; 
4. Trash removal and recycling; 
5. Removal of all graffiti within 24 hours. 

G. All maintenance work shall conform to all applicable federal and state 
Occupation Safety and Health Act standards and regulations for the performance of 
maintenance. City has no obligation to monitor Lessee's compliance with such standards and 
regulations. 

H. Any and all chemicals, unhealthful substances, and pesticides used in and 
during maintenance shall be applied only by persons possessing valid California applicators 
licenses, and in strict accordance with all governing regulations. Precautionary measures 
shall be employed recognizing that all areas are open to public access. 

I. Any agreements or understandings between Lessee and individuals or 
entities performing maintenance at the Premises shall recognize City as a third-party 
beneficiary with respect to the commitments or obligations made or undertaken by those 
individuals or entities. 

J. City Responsibility for Capital Improvements and Major Repairs. 
City shall be responsible for all capital repairs to and replacement of 

improvements related to the Property including, without limitation, the following: carpet, wood, 
and any other flooring replacement; drape replacement; appliance replacement; interior 
painting, including trim; HVAC replacement; lighting fixture replacement; kitchen and 
bathroom renovation; and any health and safety-related capital repairs and improvements as 
determined necessary during the term of this Lease solely within the discretion of the City 
Manager. 

K. Emergency Services. In regard to emergency services, both City and 
Lessee will provide each other with the names and telephone numbers of at least two (2) 
qualified persons who can be called at any time of the day or night, including on weekends for 
assistance when emergency maintenance or other conditions occur at the Premises. For 
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purposes of this section, emergency shall refer to events which impact the habitability or 
health and safety of the users or occupants of the Premises. City representatives shall be 
notified as soon as possible of any event, occurrence or condition that impacts the health, 
safety and welfare of any users or occupants of the Premises, or precludes the safe use or 
occupancy of the Premises by any person or persons. 

L. Non-responsibility of City. Lessee agrees that City shall not be required 
to perform any maintenance, repairs or services or to assume any expense in connection with 
the Property except as expressly set forth in this Lease or otherwise separately agreed to by 
City. Lessee shall provide notice to City prior to allowing any contractor to perform work on 
the Property so that City may post notices of non-responsibility if necessary. Lessee hereby 
waives the benefit of California Civil Code Section 1941 and 1942 and any other law that 
would otherwise afford Lessee the right to make repairs at City's expense. 

M. Utilities and Services. Lessee shall provide and pay for all water, 
sewage, gas, and electricity services supplied, and shall provide and pay for general trash 
collection serving the Center and the Property. Lessee agrees to provide for administrative 
services, supplies, maintenance and janitorial services and shall pay for any and all telephone 
and internet services and connections required for Lessee's use of the Premises. The 
services provided by the Lessee shall include, but not be limited to, providing all fire, General 
liability and other types of required insurance in the amounts set forth in this Lease, payment 
of all personal Property taxes, any and all assessments, maintenance and replacements 
related to Lessee's use of, and operations on, the Premises. 

N. Compliance with Laws. During the Term Lessee shall comply, at its own 
cost and expense, with: all applicable laws, ordinances, codes, rules, regulations, orders, and 
other lawful requirements of the governmental bodies having jurisdiction, which are applicable 
to, or by reason of, Lessee's particular use, or that of any of its sub-lessees, renters, 
permissive users, etc., of the Premises or the fixtures and equipment therein, and its 
construction of improvements at the Premises, including without limitation, payment of 
prevailing wages if applicable; the orders, rules and regulations of the National Board of Fire 
Underwriters, or any other body hereafter constituted exercising similar functions, which may 
be applicable to the Premises or the fixtures and equipment therein or thereon or the use 
thereof; and the requirements of all policies of public liability, fire and all other types of 
insurance at any time in force with respect to the Premises, and the fixtures and equipment 
therein and thereon; except that nothing in this Subparagraph N or otherwise in this 
Agreement shall require GVCC to comply, or cause the Property or any fixture or equipment 
therein to comply, with any law or other requirement with which the Property or any fixture or 
equipment therein is not already in compliance as of the Effective Date. 

0. Signs. Lessee shall not post signs upon the Premises or improvements 
thereon, unless prior written approval therefore is obtained from City and only in compliance 
with all local regulations and the Premises Usage Rules. 

P. Nuisances and Annoyances. Lessee shall not use or permit the use of 
the Premises for any purpose which would constitute a nuisance or unreasonable annoyance 
to adjacent properties, and shall at all times comply with the Goleta Noise ordinance, Goleta 
Municipal Code, Chapter 9.09. 

8. HAZARDOUS MATERIALS AND ENVIRONMENTAL CONDITIONS. 
A. Hazardous Materials Defined: For purposes of this Agreement 

"Hazardous Material" means any substance which is (i) designated, defined, classified or 
regulated as a hazardous substance, hazardous material, hazardous waste, pollutant or 
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contaminant under any Environmental Law, as currently in effect or as hereafter amended or 
enacted, (ii) a petroleum hydrocarbon, including crude oil or any fraction thereof and all 
petroleum products, (iii) PCBs, (iv) lead, (v) asbestos, (vi) flammable explosives, (vii) 
infectious materials, or (viii) radioactive materials. "Environmental Law(s)" means the 
Comprehensive Environmental Response, Compensation, and Liability Act of 1980, 42 U.S.C. 
Sections 9601, et seq., the Resource Conservation and Recovery Act of 1976, 42 U.S.C. 
Sections 6901, et seq., the Toxic Substances Control Act, 15 U.S.C. Sections 2601, et seq. , 
the Hazardous Materials Transportation Act, 49 U.S.C. 5101, et seq., and the Clean Water 
Act, 33 U.S.C. Sections 1251, et seq., as said laws have been supplemented or amended to 
date, the regulations promulgated pursuant to said laws and any other federal, state or local 
law, statute, rule, regulation or ordinance which regulates or proscribes the use, storage, 
disposal, presence, clean-up, transportation or release or threatened release into the 
environment of Hazardous Material. 

B.. 1. Lessee's Obligation and Indemnity. 
Lessee shall not (either with or without negligence) cause or permit the 

escape, disposal or release of, nor shall Lessee cause or permit any Hazardous Materials to 
be brought onto, stored, used, generated, recycled, or disposed of in, on, under or about the 
Leased Premises by Lessee, its agents, employees, contractors, licensees, sublessees or 
invitees, without the prior written consent of City or in any manner prohibited by law,. City 
shall not unreasonably withhold or delay so long as Lessee demonstrates to City's reasonable 
satisfaction that the Hazardous Materials, and the quantities thereof, are necessary or useful 
to Lessee's business. Lessee shall demonstrate that such Hazardous Materials are 
necessary or useful by submitting information to City in accordance with this paragraph. 
Notwithstanding the foregoing, Lessee shall have the right to bring onto, store, use and 
handle on the Premises (i) minor quantities of generally available Hazardous Materials used 
for routine cleaning and maintenance of the Premises and other operational aspects of its 
business, and (ii) products containing Hazardous Materials that are used for common 
household, yard or family purposes, provided that same are held for sale at retail in their 
original manufacturer's containers and provided that the same are at all times stored, used, 
handled and disposed of in compliance with all Environmental Laws. Lessee shall indemnify 
and hold City harmless from any and all claims, damages, fines, judgments, penalties, costs, 
liabilities or losses (including, without limitation, any and all sums paid for settlement of 
claims, attorneys' fees, and consultants' and experts' fees) from the release of any Hazardous 
Materials on the Leased Premises if caused by Lessee or persons acting under Lessee. 

2.. Cleanup and Remediation. Lessee covenants and agrees that it 
shall, at its own expense, clean up and remediate, to the satisfaction of City, any discharge or 
release by Lessee on or from the Premises of any Hazardous Materials. For purposes of this 
paragraph, any acts or omissions of Lessee or of any sublessee, renter or occasional User of 
the Premises, or by employees, agents assignees, contractors or subcontractors of Lessee or 
any sublessee or by others acting for or on behalf of Lessee or any sublessee (whether or not 
they are negligent, intentional, willful or unlawful), shall be strictly attributable to Lessee. 

3. Lessee shall indemnify, defend, protect and hold harmless City, and each 
of City's successors, from and against any and all claims, liabilities, penalties, fines, 
judgments, forfeitures, losses (including, without limitation, diminution in the value of the 
Premises and damages for the loss of or restriction on the Premises), costs or expenses 
(including attorneys' fees, consultants' fees and experts' fees) arising out of or in connection 
with Lessee's use and occupancy of the Premises, caused in whole or in part, directly or 
indirectly, by (i) the presence in, on, under or about the Premises due to Lessee's activities, or 
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any discharge or release by Lessee on or from the Premises of any Hazardous Materials, (ii) 
the use, analysis, storage, transportation, disposal, release, threatened release, discharge or 
generation by Lessee of Hazardous Materials in, on, under, about or from the Premises, or 
(iii) Lessee's failure to comply with any Environmental Law. Lessee's obligations under this 
indemnification shall include, without limitation, whether foreseeable or unforeseeable, any 
and all costs incurred in connection with any investigation of any such conditions, and any all 
costs of any repair, cleanup, detoxification or decontamination of the Premises (including, 
without limitation, the soil and ground water on, under or about the Premises), and the 
preparation and implementation of any closure, remedial action, or other plans in connection 
therewith. 

4. Disposal of Toxic Materials. Notwithstanding anything to the 
contrary contained in this Section, Lessee shall not release or dispose of any Hazardous 
Material, in the drains, storm drains, sewers, plumbing, or any other drainage facility within the 
Site or adjacent streets that will cause or contribute to a violation of Environmental Laws or 
contamination of soil, subsoil or groundwater in excess of action levels used by any 
governmental authority or agency having jurisdiction over such contamination. The offsite 
disposal of Hazardous Materials by Lessee shall be in strict compliance with all Environmental 
Laws. 

5. Safety. To the extent required by applicable law, Lessee shall 
maintain Material Safety and Data Sheets (MSDS) for each and every item or product 
containing Hazardous Material brought onto the Site as required by applicable Environmental 
Laws. Such information shall be kept current at all times. 

6. Disclosure. To the extent required by applicable law, on each 
January 1st during the term of this Lease, Lessee shall submit to the City the following 
documents: (i) an inventory of all compounds or products located on the Leased Premises 
that contain Hazardous Materials and were used in the operation of the business during the 
prior year (ii) all MSDS for said compounds or products containing Hazardous Materials to the 
extent such MSDS are required for Lessee's compliance with the Hazard Communication 
Standard in 29 CFR §1910.1200; (iii) an estimate of the quantity or volume of such products 
or compounds used on or about the Leased Premises during the prior year. 

7. Indemnity. Lessee shall be solely responsible for and shall 
indemnify, hold harmless and defend City, its officers, employees and agents, from and 
against any and all Liabilities arising from or in any way relating to the use of Hazardous 
Materials on the Leased Premises, or the presence of Hazardous Materials in or originating 
from the soil, subsoil, or groundwater located in, on or under the Leased Premises, provided 
that the Liabilities are or are reasonably likely to be a result of or related to the receiving, 
handling, use, storage, accumulation, transportation, generation, spillage, migration, 
discharge, release or disposal of Hazardous Materials in, on, under or about the Leased 
Premises at any time before or after the date of this Lease but not before the date of Lessee's 
first possession of the Premises, and provided that the Liabilities are or were, caused by 
Lessee or its agents, employees, contractors, licensees, sub-Lessees or invitees. The 
indemnification by Lessee under this Section shall survive the termination of this Lease. 

8. Cleanup. If Lessee, its agents, employees, contractors, licensees, 
sublessees, or invitees, causes Hazardous Material contamination or deterioration of 
groundwater, subsoil or soil in, on, under or originating from the Leased Premises in excess of 
action levels used by any governmental authority or agency having jurisdiction over such 
contamination, the Lessee shall promptly notify all appropriate regulatory agencies and take 
any and all action (the "Necessary Action") required by appropriate regulatory agencies to 
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clean up such contamination in the manner required by law. Lessee shall promptly furnish 
City with a copy of all correspondence with regulatory agencies concerning the Necessary 
Action. Lessee shall furnish City with a copy of any work plans, descriptions of Necessary 
Action or progress reports submitted to regulatory agencies for City's review and comment. 
City shall have the right to submit written comments on all aspects of the work plan to Lessee 
and the regulatory agencies, including without limitation, comments on the remediation 
methodology and appropriateness of cleanup levels. Lessee shall provide City with ten (10) 
business days' written notice of all meetings with regulatory agencies concerning the 
Necessary Action. City and its consultants shall have the right to attend and participate 
actively in all meetings with regulatory agencies concerning the Necessary Action, and 
Lessee shall use its best efforts to facilitate City's exercise of this right to attend and 
participants, including but not limited to, advocacy with regulatory agencies on City's behalf. 
Except in the case of an emergency, no Necessary Action shall be commenced without (1) 
written approval by all regulatory agencies having jurisdiction over the Necessary Action and 
(2) prior written notice to City. City shall have the right to have a representative present on 
the Leased Premises at all times during the implementation of the Necessary Action by 
Lessee and its agents. Lessee agrees that the Necessary Action will be supervised by and 
certified by a registered or licensed professional engineer or contractor. Lessee hereby 
releases City, its officers, employees and agents, from responsibility for, and indemnifies City, 
its officers, employees and agents, (with counsel approved by City) against any Liability) 
against any Liability in connection with the Necessary Action. If Lessee fails to take 
Necessary Action on a timely basis, City may, but shall not be obligated to, take Necessary 
Action and in such event, all costs incurred by City with respect thereto shall be for the 
account of Lessee and recoverable as additional Rent hereunder. 

9. Timing for Clean-up/Emergencies. In the event of contamination 
of the Premises described in Subparagraph 6 immediately above, Lessee agrees and 
warrants and guarantees to City that Lessee shall remediate such contamination, at no cost to 
City, upon discovery of such contamination. If Lessee fails to initiate cleanup of the 
contamination (i) within 48 hours after discovery, or (ii) if the contamination poses an 
imminent hazard to Lessee's employees, agents, invitees, the public, the Premises, adjacent 
or other Property and/or the environment, within 24 hours of the earlier of discovery of such 
hazard by Lessee or notice of each contamination to City by any person in or in any manner 
whatsoever, City shall obtain cleanup of the contamination remediation costs. In the event 
Lessee fails to begin cleanup of the contamination within the time period set forth above 
considering the extent of the contamination and the hazard posed, City may, at City's sole 
option, declare the Lessee in default under this Lease. 

10. Notice. If Lessee is required by statute or regulation to give notice 
to any state, federal or local regulatory authority about the spilling, discharging, releasing or 
disposing of Toxic Materials on, in, under or about the Leased Premises by Lessee, Lessee 
shall immediately notify City. This obligation to notify City shall also extend to any personal 
injuries or Property damage to third parties resulting directly or indirectly from said spilling, 
discharging, releasing or disposing of Toxic Materials. If Lessee becomes aware of or has 
reason to suspect the presence of any Toxic Materials present on, under, or about or coming 
onto the Leased Premises or of any release of Toxic Materials that has come to be located on 
or beneath the Leased Premises Lessee shall immediately give written notice of such 
condition to City as required by California Health and Safety Code §25359.7. City hereby 
acknowledges that Lessee has notified City that the floor tiling in the Premises may contain 
asbestos. 
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11. Storage and Use of Toxic Materials. Any and all Toxic Materials 
permitted in, on, under or about the Leased Premises pursuant to this Lease shall be stored 
and used in strict compliance with all Environmental Laws. There shall be no ponding or 
uncovered surface storage whatsoever of Toxic Materials in, on or about the Leased 
Premises. No underground storage tanks shall be constructed, installed or used without 
City's prior written consent, which consent may be withheld by City in its absolute discretion. 

9. ALTERATIONS BY TENANT. 
A. Lessee shall not make any changes or alterations in or to the structure of 

the Premises (including installation of any cables or data transfer wires) or which adversely 
affect the safety, structure, value, or architectural integrity of the Premises without City's prior 
written consent. Any such change or alteration is hereinafter referred to as an "Alteration" or 
"Alterations." Any Alteration shall be made on the following conditions: (i) before proceeding 
with any Alteration, Lessee shall submit to City for City's approval plans and specifications for 
the work to be done, and contractors proposed to be used to perform the work which shall be 
first approved by City in its reasonable discretion. Lessee shall not proceed with such work 
until it obtains City's approval; (ii) before proceeding with any Alteration which will cost more 
than Five Thousand and 00/100 Dollars ($5,000.00) (exclusive of the cost of decorating work 
and items constituting Lessee's Property), as estimated by a reputable contractor reasonably 
acceptable to City, Lessee shall obtain and deliver to City either (1) a performance bond and 
a labor and materials payment bond (issued by a corporate surety licensed to do business in 
California), each in an amount equal to one hundred twenty five percent (125%) of such 
estimated cost and in form satisfactory to City, or (2) such other security as shall be 
satisfactory to City; (iii) Lessee shall obtain and maintain insurance on tenant's improvements 
and betterments. Policy shall be provided for replacement value on an "all risk" basis. There 
shall be no coinsurance penalty provision in any such policy. (iv) Lessee shall fully and 
promptly comply with and observe the rules and regulations of City then in force with respect 
to the making of Alterations; (v) the entire cost of the Alterations shall be borne by Lessee; (vi) 
Lessee agrees that any review or approval by City of any plans or specifications with respect 
to any Alterations is solely for City's benefit, and without any representation or warranty 
whatsoever to Lessee with respect to the adequacy, correctness or efficiency thereof or 
otherwise; and (vii) if at the time City consents to any Alteration(s), City requires that Lessee, 
upon the expiration or termination of this Lease, remove the Alterations ( or such part thereof 
as City may designate) and restore the Premises to its condition prior to such Alterations 
having been made, then Lessee shall, at its sole cost and expense, cause such removal to 
occur and such restoration to be performed. 

B. Lessee, at its expense, shall obtain all necessary governmental permits 
and certificates for the commencement and performance of Alterations and for final approval 
thereof upon completion, and shall cause Alterations to be performed in compliance therewith 
and with all applicable law and requirements of public authorities and with all applicable 
requirements of insurance bodies. Alterations shall be diligently performed in a good and 
workmanlike manner, using new materials and equipment at least equal in quality and class to 
the better of (i) the original installations of the Premises, or (ii) the then standards for the 
Premises reasonably established by City. Alterations shall be performed in such manner as 
not to unreasonably interfere with or delay and as not to impose an additional expense upon 
City in the maintenance, repair or operation of the Center; and if any such additional expense 
shall be incurred by City as a result of Lessee's performance of any Alterations, Lessee shall 
pay such additional expense upon demand. 
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C. Throughout the performance of Alterations, Lessee, at its expense, shall 
carry, or cause to be carried, workmen's compensation insurance in statutory limits and 
general liability insurance, with completed operation endorsement, for any occurrence in or 
about the Premises, under which City and its agent shall be named as additional insureds, in 
such limits as City may reasonably require, with insurers reasonably satisfactory to City. 
Lessee shall furnish City with reasonably satisfactory evidence that such insurance is in effect 
at or before the commencement of Alterations and, on request, at reasonable intervals 
thereafter during the continuance of Alterations. If any Alterations shall involve the removal of 
any fixtures, equipment or other Property in the Premises which are not Lessee's Property, 
such fixtures, equipment or other Property shall be promptly replaced at Lessee's expense 
with new fixtures, equipment or other Property of like utility and at least equal value unless 
City shall otherwise expressly consent. 

D. Lessee, at its expense, and with diligence and dispatch, shall procure the 
cancellation or discharge of all notices of violation arising from or otherwise connected with 
Alterations, or any other work, labor, services or materials done for or supplied to Lessee, or 
any person claiming through or under Lessee, which shall be issued by any public authority 
having or asserting jurisdiction. Lessee shall defend, indemnify and save harmless City from 
and against any and all mechanics' and other liens and encumbrances filed in connection with 
Alterations, or any other work, labor, services or materials done for or supplied to Lessee, or 
any person claiming through or under Lessee, including, without limitation, security interests 
in any materials, fixtures or articles so installed in and constituting part of the Premises and 
against all costs, expenses and liability incurred in connection with any such lien or 
encumbrance or any action or proceeding brought thereon. Lessee, at its expense, shall 
procure the satisfaction or discharge or record of all such liens and encumbrances within thirty 
(30) days after the filing thereof. 

10. INDEPENDENT CONTRACTOR. 
A. This Lease is by and between City and Lessee and is not intended and 

shall not be construed, to create the relationship of agent, servant, employee, or 
representative of City by Lessee. All persons furnishing services to Lessee pursuant to this 
Lease are, for purposes of workers' compensation liability, employees or contractors solely of 
Lessee, and not of City. 

B. Lessee shall bear the sole responsibility and liability for furnishing 
workers' compensation benefits to any person for injuries from or connected with services 
performed on behalf of Lessee pursuant to this Lease. 

11. HOLD HARMLESS AND INDEMNIFICATION. 
A. Lessee shall indemnify and save harmless City and its officers, council 

members, employees and agents thereof from all claims, suits, or actions of every name, 
kind, and description, brought for, or on account of, injuries to or death of any person 
including, but not limited to, workmen and the public, or damage to Property resulting from 
Lessee's use and occupancy of the Premises, the construction of any work initiated or by or in 
consequence of any negligence regarding any such work, the use of improper materials or 
equipment in construction of any such work, the neglect or refusal of the Lessee to faithfully 
perform any such work and all of any Lessee's obligations under this Lease, or by or account 
of any act or omission by Lessee or its agents or a subcontractor or its agents or a third party 
during the progress of said work. This indemnification by Lessee shall include all costs and 
expenditures including attorney's fees incurred by City or its employees, council members, 
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officers or agents with respect to such claim or suit and Lessee will, if requested by City, 
defend any litigation arising out of such claims at the sole cost and expense of Lessee. City 
shall have the right to select legal counsel of its choice in connection with such defense. 

8. Neither City, nor any officer, agent or employee of City, shall be liable for 
(a) loss of or damage to any Property of Lessee, or of any other person, entrusted to any of 
City's agents or employees, (b) loss of or damage to any Property of Lessee or of any other 
person by theft or otherwise, (c) any injury or damage to any person or Property resulting from 
fire, explosion, falling plaster, steam, gas, electricity, dust, or water, or leaks from any part of 
the Premises or from the pipes, appliances or plumbing system, or from the roof, street or 
subsurface or any other place or by dampness, or from any other cause whatsoever, (d) any 
such damage caused by other occupants or persons on the Premises or by construction of 
any private, public or quasi-public work, or ( e) any latent defect in the Premises. 

12. INSURANCE. 
A. Without limiting Lessee's indemnification of City, Lessee shall provide 

and maintain at its own expense during the term of this Lease the following program(s) of 
insurance covering its operations hereunder. Such insurance shall be provided by insurer(s) 
licensed to do business in, and in good standing in, the State of California, and satisfactory to 
the City. Lessee shall provide certificates of insurance confirming insurance coverage 
required herein and a waiver of subrogation endorsement for workers' compensation to City in 
a form satisfactory to City on or before the Effective Date of this Lease. Insurance certificates, 
endorsements and waivers must be approved by City's risk manager prior to commencement 
of performance. Current certification of insurance shall be kept on file with City at all times 
during the term of this Agreement. City reserves the right to require complete, certified copies 
of all required insurance policies, at any time. Evidence of such programs shall be delivered 
to City of Goleta, 130 Cremona Drive, Suite 8, Goleta CA 93117.Such evidence shall 
specifically identify this Lease and shall contain express conditions that City is to be given 
written notice at least thirty (30) days in advance of any modification or termination of any 
program of issuance. Lessee further agrees to deliver to the City a renewal binder for each 
policy not later than thirty (30) days before its expiration. Such insurance shall be primary to 
and not contributing with any other insurance maintained by City, and shall name City and its 
officers and employees as additional insureds. 

B. The City and the Lessee each hereby waive any and all rights of recovery 
against the other on account of losses insured against under any fire and extended coverage 
insurance policy in force at the time of such loss or damage but only to the extent that such 
waiver will not invalidate such insurance. Lessee shall attempt to obtain an endorsement 
from its insurance carrier providing that the foregoing waiver shall not invalidate the Lessee's 
insurance. 

C. During the term of this Lease, Lessee shall provide and maintain the 
following forms and amounts of insurance. 

1. Liability. Comprehensive Commercial General Liability 
insurance with coverage consistent with Insurance Services office form CG 00 01, with a 
combined single limit of not less than $2 Million per occurrence without any self-insured 
retentions and with a maximum deductible of $5,000. Said policy must include contractual 
liability without amendment. 

2. Workers Compensation: A program of Workers' Compensation 
insurance in the amount and form to meet all applicable requirements of the Labor Code of 
the State of California, including Employers' Liability with a $500,000 limit covering all persons 
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providing services by or on behalf of Lessee and all risks to such persons under this Lease. 
Lessee shall submit to City as provided herein, a waiver of subrogation endorsement in favor 
of City, its officers, agents, employees and volunteers. 

3. Property Coverage. [(1) Real Property -All Risk Insurance for the 
full insurable replacement value of all structural improvements constituting the Premises with 
a deductible no greater than five percent (5%) for all risk related coverages, and (2) Personal 
Property Insurance for the actual cash value against the hazards of fire, theft, burglary, 
vandalism and malicious mischief. 

4. Employment Practices Insurance covering claims arising out of the 
employment relationship, including but not limited to, unlawful employment harassment, 
employment discrimination, wrongful termination, etc., in a form and as required by the City's 
insurer. 

5. Abuse and Molestation Insurance in the event the Premises are 
used for any type of school, child care, or other services or programs involving children, in a 
form and as required by the City's insurer. 

6. Automobile liability insurance shall be provided if Lessee provides 
transportation to any users, participants, volunteers or employees during the regular course of 
its business. Said insurance shall include coverage consistent with Insurance Services office 
form CG 00 01 and shall cover bodily injury and property damage for all activities of the 
Lessee arising out of or in connection with services and programs to be performed under this 
Agreement, including coverage for any owned, hired, non-owned or rented vehicles in an 
amount not less than $1 million combined single limit for each accident. 

7. Failure on the part of Lessee to procure or maintain required 
insurance, provide the City with required certificates, waivers and endorsements, shall 
constitute a material breach of contract upon which City may immediately terminate this 
Lease. Lessee shall provide City with a thirty (30) day notice of cancellation or non-renewal 
for each required insurance coverage. 

C. The specified amount of liability insurance required herein may be 
subject to renegotiation on an annual basis, however, Lessee shall continue to provide 
insurance in the manner heretofore provided, pending final renegotiation thereof. 

D. City and Lessee each hereby release the other from any liability 
for any loss or damage to the Center, the Premises or other Property and for injury to or death 
of persons occurring on the Property or in the Center or the Premises or in any manner 
growing out of or connected with Lessee's use and occupation of the Premises, the Center or 
the Property or the condition thereof, whether or not caused by the negligence or other fault of 
City, Lessee, or their respective agents, employees, subtenants, licensees, invitees or 
assignees; provided, however, that this release (i) shall apply notwithstanding the indemnities 
set forth in Paragraph 9, but only to the extent that such loss or damage to the Center or other 
Property or injury to or death of persons is covered by insurance which protects City or 
Lessee or both of them as the case may be; (ii) shall not be construed to impose any other or 
greater liability upon either City or Lessee than would have existed in the absence hereof; and 
(iii) shall be in effect only to the extent and so long as the applicable insurance policies 
provide that this release shall not affect the right of the insureds to recover under such 
policies, which clauses shall be obtained by the parties hereto whenever available on 
commercially reasonable terms. 

E. Lessee shall notify City as soon as practicable regarding any 
claims made, lawsuits filed, or any other matter involving potential liability against Lessee 
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relating to the Property or the actions of Lessee or any of its agents, officers, employees or 
volunteers. 

13. NO ASSIGNMENT OR SUBLETTING. 
A. Prohibition of Assignment. 

Except as otherwise provided herein, Lessee shall not voluntarily assign or encumber 
its interest in this Lease or in the Premises, sublease substantially all of the Premises, or 
sublease a part of the Premises constituting less than substantially all of the Premises for a 
period longer than 30 consecutive days without prior written consent of City, which consent 
may be withheld in City's sole and arbitrary discretion. Lessee shall not, without the prior 
written consent of City, assign, hypothecate, or mortgage this Lease or sublease or license 
any or all of the Premises. Any attempted assignment, hypothecation, mortgage, sublease or 
license without the consent of City shall at City's election constitute an Event of Default under 
Section 16 below. 

14. NON-DISCRIMINATION AND CIVIL RIGHTS COMPLIANCE. 
A. Lessee hereby certifies and agrees that, in all matters affecting this 

Lease, it will comply with all applicable federal, State and local laws and regulations 
prohibiting discrimination in the leasing, subleasing, transferring, use, occupancy, tenure, or 
enjoyment of the Premises herein leased nor shall the Lessee itself, or any person claiming 
under or through it, establish or permit any such practice or practices of discrimination or 
segregation with reference to the selection, location, number, use, or occupancy of Lessees, 
lessees, sub-Lessees, or sublessee or vendees in the Premises herein leased. Lessee 
certifies and agrees that all persons employed thereby, are and shall be treated equally 
without regard to or because of race, creed color, national origin, political affiliation, viewpoint, 
religion, marital status, sex, age, or handicap, and in compliance with all federal and state 
laws prohibiting discrimination in employment. 

15. TERMINATION OF LEASE. 
A. Upon any Event of Default as defined in Section 16 below, or should the 

property become uninhabitable due to construction activities, as set forth in Section 18 below, 
the City may terminate the tenancy created by this Agreement by giving at least thirty (30) 
days' prior written notice of such termination to the Lessee. In addition to any other manner of 
service authorized by law, such written notice may be given to the Lessee by certified or 
registered mail as hereinafter provided. 

B. Subject to the surrender provisions below, upon termination of this Lease, 
City shall have the right to take possession of the Premises, including all tenant 
improvements, equipment, and inventory located thereon, and may use same for the purpose 
of satisfying and/or mitigating all damages arising from a breach of this Lease. 

C. Action by City to effectuate a termination and forfeiture of possession 
shall be without prejudice to the exercise of any other rights provided herein or by law or 
equity to remedy a breach of this Lease. All rights and remedies available to City shall be 
cumulative to the extent allowed by law. 

16. EVENTS OF DEFAULT. 
A. The abandonment, vacation or discontinuance of operations on the 

Premises for more than ten (10) consecutive working days, except for planned breaks in 
service, e.g. , holiday periods, of which Lessee has provided prior written notice to Lessor. 
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B. The failure of Lessee to punctually pay or make payments herein when 
due, where the delinquency continues beyond ten (10) days following written notice for 
payment thereof. 

C. The failure of Lessee to operate in the manner required by this Lease, 
where such failure continues for more than ten ( 10) days after written notice from City to 
correct the condition therein specified. 

D. The failure of Lessee to maintain the Premises and the improvements 
constructed thereon in the state of repair required hereunder, and in a clean, sanitary, safe 
and satisfactory condition, where such failure continues for more than ten (10) days after 
written notice from City for correction thereof, provided that where fulfillment of such obligation 
requires activity over a period of time and Lessee shall have immediately, following receipt of 
such notice, commenced to perform whatever may be required to cure the particular default 
and continues such performance diligently, said time limit may be waived in the manner and 
to the extent allowed by City. 

E. The failure of Lessee to keep, perform and observe any other promise, 
covenant, condition and agreement set forth in this Lease, where such failure continues for 
more than ten (10) days after written notice from City for correction thereof, provided that 
where fulfillment of such obligation requires activity over a period of time and Lessee shall 
have commenced to perform whatever may be required to cure the particular default within 
ten (10) days after such notice and continues to such performance diligently, said time limit 
may be waived in the manner and to the extent allowed by City. 

F. The filing of a voluntary petition in bankruptcy by Lessee; the adjudication 
of Lessee as a bankrupt; the appointment of any receiver or trustee or Lessee's assets; the 
making of a general assignment for the benefit of creditors; a petition or answer seeking an 
agreement for the reorganization of Lessee under any federal reorganization act, including 
petitions or answers under federal laws; the occurrence of any act which operates to deprive 
Lessee permanently of the rights, powers and privileges necessary for the proper conduct and 
operation of the Programs; the levy of any attachment or execution which substantially 
interferes with Lessee's operation under this Lease and which attachment or execution is not 
vacated, dismissed, stayed or set aside with a period of sixty (60) days; City reasonably 
determines that the Lessee is insolvent; Lessee shall be deemed to be insolvent if it has 
ceased to pay its debts in the ordinary course of business or cannot pay its debts as they 
become due, whether it has committed an act of bankruptcy or not, and whether insolvent 
within the meaning of federal bankruptcy law or not. 

G. Determination by City, the State Fair Employment Commission, or the 
Federal Equal Employment Opportunity Commission of discrimination having been practiced 
by Lessee in violation of state and/or federal laws in connection with the Lease. 

17. RIGHT-OF-ENTRY. 
A. Lessee agrees that the City, its agents and employees, may enter upon 

the Premises at any reasonable time for the purpose of making inspections, surveys and 
measurements, and if warranted, performing other work considered necessary by the City, all 
with the understanding that the same will be performed in such a manner as will cause a 
minimum of interference with Lessee's use of the Premises. City agrees to provide Lessee 
with reasonable prior notice of any such entry and inspection. Lessee waives any claim for 
damages for any injury or inconvenience to, or interference with, Lessee's business, any loss 
of occupancy or quiet enjoyment of the Premises, and any other loss caused by the entry of 
the City as described herein, and Lessee agrees that there shall be no abatement of rent by 
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reason of the City's entry for the purposes described in this Paragraph, except for any claim 
for any of the foregoing arising out of the negligent acts or omissions of the City or its officers, 
employees or authorized agents. 

B. The City shall at all times have and retain a key with which to unlock all of 
the doors in the Premises and the City shall have the right to use any and all means that it 
may deem proper to open such doors in emergencies in order to obtain entry into the 
Premises. Any entry into the Premises obtained by the City by any means whatsoever shall 
not under any circumstances be deemed a forcible or unlawful entry into, or detainer of, the 
Premises, nor shall such entry be construed to be an eviction of Lessee from any part of the 
Premises. 

C. Should Lessee be deemed deficient, as determined by City, in its 
performance of its obligations required hereunder, in addition to all other available remedies, 
City may, but shall not be so obliged, enter upon the Premises and correct Lessee's 
deficiencies by using City's employees and equipment and materials on the Premises suitable 
for such purposes, or by employing a separate private contractor. City's costs so incurred, 
including direct and indirect overhead costs determined by City, shall be reimbursed to City by 
Lessee and/or its sureties within thirty (30) days of demand thereof. 

18. DISPLACEMENT DURING SIGNIFICANT CONSTRUCTION EVENT. 
In the event City decides to or is required due to health and safety concerns to 

commence or engage in construction activities relating to remodel or renovation of the 
Premises during the term of this lease, which activities will substantially interfere with GVCC's 
scheduled or contracted for events or activities on the premises or will impair the health and 
safety of the users and/or occupiers of the Premises for a substantial period of time (more 
than one month), City shall make every reasonable effort to provide alternative locations for 
such pre-scheduled events or activities, including but not limited to the provision of trailers, 
modular buildings, or their equivalent, for use by GVCC. This provision does not limit or impair 
the City's right to otherwise terminate this Agreement as provided herein upon 90 days' 
notice, should the City determine, within its reasonable discretion that it cannot reasonably re
locate or provide alternative locations for the GVCC activities and programs during any repair 
and/or renovation activities. 

19. SURRENDER. Upon expiration of the term hereof, or termination hereof, 
Lessee shall peaceably vacate the Premises and shall remove all tenant equipment and 
personalty used in Lessee's operations no later than thirty (30) days from said expiration or 
termination. Lessee shall be deemed to have abandoned said equipment and personalty 
remaining on the Premises after said thirty (30) days, and title to the abandoned equipment 
and personalty shall then vest in City without compensation being paid by City. 

20. ATTORNEY'S FEES. In the event suit should be brought for recovery of the 
Premises or for any sum due hereunder, or to interpret or enforce any provision of this 
Agreement, the prevailing party shall be entitled to all costs incurred in connection with such 
action, including reasonable attorney's fees. 

21. NOTICES. Any notice which either party may or is required to give pursuant to 
the provisions of this Agreement, may be given by mailing the same by certified or registered 
mail to the Lessee at 5679 Hollister Avenue, Goleta, CA 93117 Attention: Board Chair or to 
the City, Attention: City Manager, City of Goleta, 130 Cremona Drive, Suite B, Goleta, CA 
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93117. Failure or refusal of the Lessee to accept any such mailed notice shall not affect its 
validity and such notice shall be deemed delivered upon the first date the postal service 
attempted delivery thereof. Either party may substitute a new address for the receipt of future 
notices by specifying the new address in a notice mailed by registered or certified mail to the 
other party. Unless such notice of changed address is so given, the other party shall be 
entitled to rely upon the address herein set forth for mailing notices pursuant to this 
Agreement. 

22. WAIVER OF BREACH. Waiver by the City of any breach of any term, covenant 
or condition contained in this Rental Agreement shall not be deemed to be a waiver of any 
subsequent breach of the same or of any other term, covenant or condition contained in the 
Rental Agreement. The City's consent to, or approval of any act shall not be deemed to 
render unnecessary the obtaining of the City's consent to or approval of any subsequent act 
by any Lessee. The acceptance of rent or other sums payable hereunder by the City shall not 
be a waiver of any preceding breach by Lessee of any provision hereof, other than failure of 
Lessee to pay the particular rent or other sums so accepted, regardless of the City's 
knowledge of such preceding breach at the time of acceptance of such rent or sums. 

23. GENDER AND NUMBER. Words used in the masculine gender shall include 
the feminine or neuter, and the singular shall include the plural, when appropriate. 

24. COVENANT OF QUIET POSSESSION. The City covenants that it has 
delivered quiet possession of the Premises to Lessee on the date and term of this Agreement 
is to commence and that the Lessee's possession will not be disturbed by the City or those 
claiming under it during the terms of this Rental Agreement. 

25. ENTIRE AGREEMENT. This agreement constitutes the entire agreement of the 
parties hereto relating to the Premises and shall supersede all prior written or oral 
negotiations or agreements of the parties relating to the Premises. This Rental Agreement 
shall not be modified except by a writing duly executed by the parties. It is expressly 
understood that this Rental Agreement does not grant Lessee any future rights for the 
development of the Premises. 

26. WAIVER OF CLAIMS. Lessee hereby irrevocably waives on behalf of itself, its 
successors and assigns and all persons claiming through it, any claim which Lessee may 
assert against the Agency for inverse condemnation, relocation payment or assistance under 
California Government Code Section 7260 et seq., lost business goodwill, compensation for 
fixtures and equipment, and/or any other costs, expenses, or claims not specifically listed 
herein incurred by Lessee in connection with any termination, either by operation of law or 
otherwise, of this Rental Agreement. Lessee specifically acknowledges that this Rental 
Agreement may be pleaded as a defense and a bar to any such claim. Lessee further 
specifically acknowledges that in making this waiver, Lessee has consulted with its attorney 
and that this waiver is made freely and with knowledge of the character and extent of the 
rights thus waived. 

SIGNATURES ON NEXT PAGE 
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"City" 

City of Goleta, a municipal 
Corporation 

By: ~ 

Its: cITTMANAGER 

CLERK 
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"LESSEE" 

Goleta VALLEY COMMUNITY CENTER, 
a California non-profit public benefit 
corporation 

RNEY 
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8:51 AM 

2 

Rainbow School '!I 

.partments 

4 

Boys & Girls Club 

Exclusive use: 

Exhibit A 

3 

ii Goleta Valley 
Community Center 

1 

Tennis Courts 

Play field 

Structures 1, 2, 3 & 4 

Non-exclusive use: 

Drive aisles and parking areas 

Tennis courts 

Play field 
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Attachment 4 

GCC Capital Improvement Project Background (Seismic and ADA) 

It has long been acknowledged that there is a need to make significant building upgrades 

and capital repairs to the property over both the short and the long term. According to the 

1997 Uniform Building Code Seismic Zone Map of the United States, the Goleta 

Community Center property is located in Seismic Zone 4, defined as an area of high 

probability of damaging ground motion. An ADA evaluation of the GVCC and Building D 

(Boys and Girls Club) approved in August 2012 found that the Main Building had some 

Priority 1 items (pose the greatest risk to life-safety because they can generally contribute 

to local areas of collapse) and Priority 2 items (pose less risk to life-safety as they are 

typically associated with structural and non-structural damage but are not usually linked 

to local area collapse). No deficiencies were found in the other adjacent buildings. 

Accordingly, in May 2013, Council approved the creation of plans and specifications for 

Priority 1 improvements to the main building, to include ADA improvements triggered by 

the work under the Building Code.   

For a period of time, between 2013 and 2016, discussions about the seismic retrofit were 

in suspension while Council considered the feasibility of converting the Community 

Center to a City Hall/Civic Center under many different models, including demolition of 

part or all of the main building.  Ultimately, this idea was abandoned, and in April 2016 

and May 2017, the City again turned its attention to the renovation of the Community 

Center, including the needed seismic upgrade.  At that time, staff notified Council that 

without investment, the City would be faced with closing the facility in the future.   

On May 2, 2017 Council considered three options for moving forward.   

1. Basic improvements consisting of Immediate Repairs ($38,000), Immediate 
Replacement Reserve Schedule Items ($302,830) and Priority 1 and 2 Seismic, 
ADA & Life/Safety Improvements ($1,217,197) for a total rough estimate of 
$1,558,000; 

2. Comprehensive renovation at a total rough estimate of $8 Million; or 
3. Demolition with reconstruction (potentially retaining only the façade) at a total 

rough estimate of $13.6 Million. 
These cost estimates were very rough and staff now know that the costs would likely be 

significantly higher.  Both scenario 1 and scenario 2 could be completed consistent with 

the Secretary of the Interior’s (SOI) Standards and Guidelines, retaining the Community 

Center main building’s historic character, which would avoid a “significant impact” that 

would trigger an EIR under CEQA to consider alternatives and mitigation measures, 

which would be required in the event of a full or partial demolition of the facility.   

Council elected Scenario 1, reflecting Council’s direction to preserve the existing facility 

and invest in its ongoing maintenance.  The context of this decision also included then-

recent dissolution of the RDA, and concerns about funding for other capital needs. As a 

result, Council directed staff to include a Capital Improvement Program 5-Year Project 
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Sheet in the FY 2017/18 & FY 2018/19 Budget for priority repairs, fire and life safety 

improvements, ADA updates, seismic improvements, and equipment replacement for the 

Center. This project (CIP#9067) was approved on June 6, 2016.  Subsequently, the 

immediate repairs were completed and the equipment replacement was moved to a 

separate CIP Project (#9069).  The project as it currently exists focuses on critical seismic 

upgrades and related required Americans with Disabilities Act (ADA) upgrades. 

It should be noted that this project does not include other needed facility repairs.  For 

example, the April 2017 staff report identified approximately $350,000 in necessary 

parking lot improvements. Staff now estimate that a complete replacement of the paving 

is needed at a much higher cost, likely $2 Million or more. It has also been recognized 

that, over the long term, additional structural repairs/upgrades, facade work, new 

restrooms, mechanical, electrical and plumbing upgrades are necessary to preserve the 

character and improve the usability of the Center.  The project also does not include 

certain improvements desired by various interested parties, such as the addition of an 

industrial kitchen. 

The full discussion of the process for selecting the approved Capital Improvement Project 

occurred at the May 2, 2017 City Council Meeting  (Item E.2: Special Studies Update & 

Add Capital Improvement Project (CIP 9067)).  The Link to that agenda and video, current 

as of June 7, 2021 is below: 

http://goleta.legistar1.com/goleta/meetings/2017/5/1020_A_City_Council_17-05-

02_Agenda.pdf 
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