
Request for approval of, and delegation of authority to execute, an Option to Lease Agreement 
(Option Agreement), and one or more Ground Leases with The Lundquist Institute for Biomedical 
Innovation at Harbor-UCLA Medical Center (TLI), to construct a Bioscience Technology Park 
(Biotech Park) on the Harbor-UCLA Medical Center Campus (Harbor Campus).

SUBJECT

November 10, 2020

The Honorable Board of Supervisors
County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street 
Los Angeles, California 90012

Dear Supervisors:

HARBOR-UCLA MEDICAL CENTER CAMPUS
OPTION AGREEMENT AND GROUND LEASES WITH THE LUNDQUIST INSTITUTE

FOR BIOMEDICAL INNOVATION AT HARBOR-UCLA MEDICAL CENTER FOR A
BIOSCIENCE TECHNOLOGY PARK

(SECOND DISTRICT)
(3 VOTES)

IT IS RECOMMENDED THAT THE BOARD:

1. Find that the recommended actions are within the scope of the Harbor-UCLA Medical Center
Campus Master Plan (Master Plan) project impacts analyzed in the Environmental Impact Report
(EIR) previously certified by the Board.

2. Pursuant to Government Code, Section 26227, find that the Biotech Park is necessary to meet
the social needs of the population of the County, and that during the time of possession of the
specific site by TLI the property will not be needed for County purposes.
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3.  Approve and authorize the Chief Executive Officer, or her designee, to execute an Option 
Agreement with TLI for a proposed Biotech Park at the Harbor Campus, in a form approved by 
County Counsel and consistent with the terms set forth herein, subject to review by the Real Estate 
Management Commission (REMC).

4.  Approve and authorize the Chief Executive Officer, or her designee, to execute one or more 
ground leases in a form approved by County Counsel, and consistent with the terms set forth herein, 
when the Tier 1 and Tier 2 option conditions for a specific site have been fulfilled and TLI has 
exercised the option for a specific site.

5.  Approve and authorize the Chief Executive Officer, or her designee, to execute any ancillary 
documentation, approved as to form by County Counsel, that is necessary to effectuate the Option 
Agreement or ground leases, and to implement and effectuate the terms of the Option Agreement or 
ground leases and the development of the Biotech Park as set forth herein.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

The purpose of the recommended actions is to approve and authorize the Chief Executive Officer to 
execute the Option Agreement and the ground leases to develop a Biotech Park on the Harbor 
Campus, located in the unincorporated County of Los Angeles community of West Carson.  On 
April 18, 2017, the Board approved a motion authorizing an Exclusive Negotiating Agreement with 
TLI for Biomedical Innovation at Harbor-UCLA Medical Center to develop a Biotech Park on an 
approximately 15-acre parcel located on the western portion of the Harbor Campus.  The goal was, 
and is, to support a thriving bioscience community on the Harbor Campus and produce Countywide 
economic, academic, and social benefits.  On July 21, 2020, the Board approved a motion to 
expedite development of the Biotech Park, and set forth parameters for an initial phase of the 
Biotech Park.  The proposed terms and conditions are consistent with the Board’s direction.

The proposed Biotech Park will be a 15-acre site located within the boundaries of the area shown on 
Exhibit A of Attachment 1.  The specific 15-acre portion of the property will be determined prior to the 
execution of the Option Agreement, and will reserve the southwest corner for an electrical substation 
to serve the Harbor Campus.  The initial phase of the proposed Biotech Park shall consist of three 
sites with three respective ground leases for the construction of three buildings totaling a maximum 
of 250,000 gross square feet, as well as parking and other improvements. The initial phase will be 
approximately seven to nine acres, to be determined upon completion and approval of the 
conceptual site plan.  Any area not assigned to Phase I will be available for future development for 
an aggregate area of approximately 15 acres. The first building will be located in the upper northwest 
corner of the Harbor Campus.

In order to carry out these goals, the County will enter into an Option Agreement, which will include 
the terms outlined in Attachment 1.  The Option Agreement term for Phase I will be 15 years, and TLI 
will have five years to complete each site.  For TLI to exercise the Option Agreement for all three 
sites in Phase I, TLI must satisfy the following Tier 1 conditions within two years of the effective date 
of the Option Agreement, of which each needs approval by the County:

•  Conceptual Site Plan for the development;
•  Preliminary Phasing Plan;
•  Parking Plan addressing parking for each new building, including construction parking and the 
location of any replacement parking;
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•  Relocation Plan explaining how and where TLI or its sublessee will relocate all County personnel, 
and operations in the affected buildings to acceptable, non-temporary replacement space, approved 
by the County and located on the Harbor Campus;
•  Utility Plan;
•  Qualifications and experience of potential developers;
•  Form of Reciprocal Easement;
•  TLI to have signed off on the title and environmental condition of the real property and investigated 
the condition of the existing structures; and
•  REMC approval of the Option Agreement and ground lease form.

Once an Option Agreement is exercised for a specific building, the following Tier 2 conditions must 
be met prior to the execution of a ground lease for a specific building site, and approved by the 
County:

•  Building and improvements for the particular site has all permits and is ready to start construction;
•  Financing is in place and there are sufficient funds to construct the proposed project;
•  Updated phasing, both interim and final parking, utility, and relocation plans;
•  Compliance with the applicable relocation and parking plans for the particular site;
•  Leasing and operation plan to assure a minimum amount of space in the proposed building will be 
made available to lease to second stage bioscience companies;
•  Evidence that TLI remains in good standing as a 501(c)(3) non-profit organization, and there are 
no defaults under any prior ground lease between TLI and the County;
•  Any prior building being developed must be completed or be on schedule for completion; and
•  The ground rent to be paid for the particular site. 

Future development of the remaining six to eight acres will be contingent upon environmental review 
under the California Environmental Quality Act (CEQA) and the Board’s approval after compliance 
with CEQA.  Following CEQA compliance and Board approval for the future development, the 
County and TLI will amend the Option Agreement for an additional 10-year term.  Each future 
development component will also need to meet the Tier 1 and Tier 2 conditions.

The form of each ground lease for a particular site shall be based on the existing ground leases 
between TLI and the County for space on the Harbor Campus, except for the differences described 
on Attachment 2, and shall have the following major terms and conditions, all subject to approval as 
to form by County Counsel.

Ground Lease(s) terms: 

•  A 55-year term, with two, 20-year options to extend.
•  Ground rent paid to the County shall be an amount equal to 50 percent of the rent (including any 
participation rent) that is paid to TLI by a third-party sublessee under any sublease.  The rent will 
only exclude pass-through amounts for property taxes, utilities, or other pass-through costs that are 
paid to third parties.  The County shall have the right to approve the ground rent and, as part of its 
approval process for each ground lease, the County has the right to obtain an appraisal of the site to 
confirm that the rent is not less than 50 percent of the fair market rental value of the particular site. 
•  TLI will be required to use the remaining 50 percent of the rent that is paid to TLI by a third-party 
sublessee to fund Board-approved community benefit programs.  These community benefit 
programs may include: (i) health and science programs in the local community, education programs, 
youth and economic development programs, and other related activities that are either new 
programs or demonstrable expansions of existing programs; (ii) programs that support bioscience 
start-up companies and provide for workforce training in disadvantaged and underserved 
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communities; and/or (iii) TLI’s new or expanded health- and science-related activities, including new 
research and development activities, as adopted from time to time by TLI’s Board of Directors.  The 
list of community benefit programs shall be submitted by TLI to the County every three years for 
review and approval. 
•  Primary use of the leased premises shall be for biotech start-ups and early stage biotech 
companies with other permitted uses, including biomedical development, medical research and 
development, wet and dry labs, life science education and training, and governmental uses.  
•  TLI to provide completion guaranty and payment and performance bonds from contractor as 
required by the County.
•  County approval rights for subleases, including a sublease to a developer.
•  Compliance with prevailing wage and local hiring requirements.
•  LEED Gold (or the then current County required standard) certification for improvements.
•  The sublessee developer will comply with the West Carson Transit Oriented District Specific Plan 
along Carson Street and Normandie Avenue.

Implementation of Strategic Plan Goals
These recommendations support the County Strategic Plan Goal: Strategy II.1 - Drive Economic and 
Workforce Development in the County; and Strategy III.3.1 - Maximize Revenue; and Objective 
III.3.2 - Manage and Maximize County Assets. The creation of the Biotech Park will generate 
construction jobs and biotech jobs by providing space in Los Angeles County for newly emerging 
biotech companies and by providing a funding mechanism for community benefits.

FISCAL IMPACT/FINANCING

Any ground rent received by the County from the ground leases will be deposited into the County's 
Non-departmental Revenue budget unit.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The nonprofit TLI, formerly known as LA BioMed, has been located at the Los Angeles County 
Harbor Campus for nearly 70 years, and has worked in partnership with the County generating new 
medical paradigms, diagnostics, therapies, and devices for use all over the world. TLI currently 
leases an approximately 11-acre portion of the Harbor Campus, pursuant to multiple ground leases 
with the County.

Pursuant to Government Code, Section 26227, the Board may make available real property not 
needed for County purposes to non-profit entities for the operation of programs which serve public 
purposes and are necessary to meet the social needs of the populace of the County.  The County is 
currently using the property depicted on the site plan.  Prior to the commencement of a ground lease 
for a specific site on the site plan, TLI must provide acceptable non-temporary space on the Harbor 
Campus to relocate any and all displaced County personnel, parking, furniture, fixtures, equipment 
and operations pursuant to the County-approved Relocation Plan (see Attachment 1).  The County 
will not bear any costs in implementing the County-approved Relocation Plan unless the County 
elects, in its sole discretion, to sub-sublease space in any of the buildings developed as part of the 
Biotech Park, in which case the space in such building will be provided to the County at no rent and 
the County will negotiate any other terms of such sub-sublease with the sublessee developer.  
Accordingly, during the time of possession of the specific site by TLI, the property will not be needed 
for County purposes.
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On December 17, 2019, the Board authorized the termination of a lease with Children’s Institute on a 
portion of the Harbor Campus, and the acquisition of the building constructed by Children’s Institute 
for a purchase price, including closing costs, not to exceed $2,264,643.  As part of the Board action, 
the Board recognized that the intent was for the Department of Public Works (DPW) to utilize the 
Children’s Institute building in connection with the proposed redevelopment of the Harbor Campus.  
Should the County not need the building for such purpose in the future, the property and building 
may be made available for development of the Biotech Park, subject to the condition that the 
Department of Health Services is first reimbursed the total cost incurred to acquire the Children’s 
Institute building.  Relocation of County staff and operations to accommodate the use of the former 
Children's Institute building and property for the Biotech Park will be addressed in the Tier 1 
Relocation Plan, and TLI's obligation to relocate County staff and operations at its expense will serve 
to satisfy the acquisition cost reimbursement requirement.

The Biotech Park will produce Countywide economic, academic, and social benefits on a portion of 
the Harbor Campus which has not been identified for any County improvements as part of the 
Harbor Campus Master Plan adopted by the Board on December 20, 2016.  TLI will be required to 
use 50 percent of the rent paid to TLI by a third-party sublessee under any sublease, excluding any 
pass-through costs, to fund Board-approved community benefit programs, as described above in the 
description of the ground lease(s) terms.  The ground lease(s) will also include provisions requiring: 
(i) TLI and its sublessees to meet local hire requirements in the construction of the Biotech Park; and 
(ii) use good-faith efforts to hire individuals and businesses from the local community in connection 
with operations within the site.  TLI and its sublessees will also be requested to work with the County 
to identify opportunities within the site, such as seminars, classes, and programs which include 
community involvement and access.

Prior to the execution of the Option Agreement, the Chief Executive Office (CEO) will present the 
Option Agreement and the ground lease form to the REMC.

ENVIRONMENTAL DOCUMENTATION

On December 20, 2016, the Board approved the Harbor Campus Master Plan and certified the final 
EIR for the Master Plan project, in compliance with CEQA.  A Notice of Determination was filed on 
December 21, 2016.  The EIR for the Master Plan project analyzed the development of new Biotech 
Park building(s) up to 250,000 square feet on the western portion of the Property.

The recommended actions, which grant TLI an Option Agreement to develop a Biotech Park 
consisting of three buildings and other improvements totaling 250,000 square feet on approximately 
seven to nine acres at the northwest portion of the Harbor Campus, are within the scope of the 
impacts analyzed in the previously certified EIR. There are no changes to the project or to the 
circumstances under which the project is undertaken that require further review under CEQA.  Once 
design is complete and prior to implementing the proposed project, the County will review the project 
to determine whether further findings under CEQA are necessary.

Upon the Board's approval, the CEO will file a Notice of Determination with the 
Registrar-Recorder/County Clerk in accordance with Section 21152 of the California Public 
Resources Code.
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The location of the documents and other materials constituting the record of the proceedings upon 
which the Board's decision is based in this matter, is as follows:  Chief Executive Office, Asset 
Management Branch, Capital Programs Division, 500 West Temple Street, Room 754, Los Angeles, 
CA 90012.

Also on the agenda for November 10, 2020, DPW is recommending certification of two separate EIR 
Addenda for the Medicine Substation Revision and Harbor Campus Master Plan Revisions for the 
Harbor Campus Master Plan final EIR.  There are no changes proposed for the Biotech Park in the 
EIR Addenda and the recommended actions herein do not rely on the EIR Addenda.

IMPACT ON CURRENT SERVICES (OR PROJECTS)

Neither the Option Agreement nor the ground leases will impact any current services in the area.  To 
the extent TLI desires to exercise its option on areas then in use by the County, TLI will be required 
to relocate any affected staff, furniture, fixtures, equipment, and County operations, including 
securing replacement space, at no cost to the County.  TLI is required to construct and operate the 
Biotech Park without impacting the operation of the hospital.

CONCLUSION

It is requested that the Executive Office of the Board of Supervisors return the adopted, stamped 
Board letter to the CEO, Real Estate Division, at 320 West Temple Street, 7th Floor, Los Angeles, 
CA  90012, for further processing.

FESIA A. DAVENPORT

Acting Chief Executive Officer

Enclosures

c: Executive Office, Board of Supervisors
County Counsel
Auditor-Controller
Health Services
Public Works

Respectfully submitted,

FAD:JMN:DPH
DL:JLC:MR:gw
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