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Municipal Facilities Committee

At its meeting held on August 29, 2019, the Municipal Facilities Committee (MFC) approved the
recommendations of the attached General Services Department (GSD) report, with instructions to staff,
which is hereby transmitted for Council consideration. Adoption of the report recommendation would
authorize GSD to negotiate and execute a new lease agreement between the City and Tamara Brown
and Elvis Nti (Mwokaji Cakery) for the operation of a bakery in the Los Angeles Mall, Space 8 located
at 201 North Los Angeles Street.
The MFC instructed GSD to determine whether revised terms could be provided to the recommended
lessee for renewal options in order to promote longer retention terms. GSD confirmed that the lessee
is satisfied with the original terms reflected in the attached report.
The General Fund will receive annual revenues at a base rate of $14,985, adjusted for three percent
annual escalations for the term of the contract, as well as six percent of the tenant’s gross receipts.
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August 29, 2019

Honorable City Council
City of Los Angeles
c/o City Clerk
Room 395, City Hall
Los Angeles, California 90012
Attention: Leyla Campos, Legislative Assistant

REQUEST AUTHORIZATION TO NEGOTIATE AND EXECUTE A NEW
LEASE WITH MWOKAJl CAKERY AT 201 N. LOS ANGELES STREET. SPACE 8
The Department of General Services (GSD) requests authority to negotiate and execute
a new lease with Tamara Brown and Elvis Nti for the operation of a bakery known as
Mwokaji Cakery in Space 8 at the Los Angeles Mai! (LA Mall) located at 201 N. Los
Angeles Street.
BACKGROUND
In 2014 the Municipal Facilities Committee (MFC) approved the release of a Request for
Proposal (RFP) for commercial tenants in the LA Mali that allowed for a 2.5-year term.
This policy was established in recognition of the potential for redevelopment through the
Civic Center Master Plan. An RFP was subsequently issued and generated several
proposals and one new lease and the RFP remained open on the L.A. Business Virtual
Network (LABAVN). On February 22, 2018, GSD requested policy direction from the
MFC for ongoing lease terms for both existing and potentially new commercial tenants
in the LA Mai! and received continued approval to issue an RFP with a three-year term
and two one-year options as terms through 2023 are feasible.
The terms outlined in this proposed lease would be 2.5 years to remain within the 2023
year timeframe. Two one-year renewal options would be at the City’s sole discretion to
provide flexibility to renew if the Civic Center Master Redevelopment Plan timeline
changes.
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On April 1, 2019, GSD issued a Request for Proposal (RFP) to parties interested in
short-term retail leases for the remaining spaces in the LA Mall including a subterranean
unit on the south side labeled Space 8. This unit is approximately 925 square feet with
utility stub out including gas, water, and electric, which are separately metered.
Space 8 (formerly The Pastry Place) has been vacant for some time and backfilling it
will increase food options to LA Mall visitors and generate foot traffic that benefits all LA
Mall tenants.
GSD reviewed multiple proposals and evaluated them based on the criteria outlined in
the RFP. The criteria for review, evaluation and scoring considered under the RFP were
as follows: proposed use of the space, performance under other leases, contracts,
number of years in business, proposed operating and marketing plans; proposed rent;
proposer’s statement of qualifications and background.
An evaluation and scoring committee consisting of City employees from the Department
of Transportation, Council District 14, and GSD selected Mwokaji Cakery based on their
ability to cater marketable products, strong marketing plan, and benefit to employees
and visitors to the City Hall complex.
Mwokaji Cakery has been conducting business out of rented commercial kitchen space
and a personal home cake studio for seven years. The company specializes in using
locally sourced fresh ingredients to make gourmet cookies, cakes, cupcakes, pies,
French macarons, cream puffs, and fresh fruit tarts. Tamara Brown, the head Pastry
Chef, has been featured in multiple print and online publications, the Food Network, and
has presence in many local food events like DTLA Night Market, 626 Night Market, and
LA Street Food Fest.
TENANT IMPROVEMENTS
Mwokaji Cakery is taking the space in “As-ls" condition and intends to conduct minor
cosmetic tenant improvements subject to City approval such as installing new counters,
display cases, shelving, and painting the interior wails of the space. Mwokaji Cakery will
obtain all necessary permits to operate a food service business. The City will not
provide any tenant improvements.
MARKET ANALYSIS
The RFP required a minimum base rent of $1.35 per square foot (psf)/month. This lease
was negotiated at $1.35 psf/month + 6% of gross receipts greater than base rent paid
quarterly for a minimum monthly rate of 1,248.75. The range of rates in the LA Mall
currently average $1.52 psf, however, these were originally negotiated as long-term
leases.
There is no data available for comparable subterranean properties. A market analysis
was conducted for street level retail locations within one mile of the LA Mall revealing a
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market rate ranging from $2.10 - $3.50/psf and averaging $2.60/psf, However, these
spaces are significantly larger than the subject lease. Equivalent sized locations were
found within a three-mile radius revealing an average rate of $2.32/psf. The LA Mall is
nonconforming with characteristics of traditional retail storefronts because it lies
underground without street visibility. Rental rates are lower than the traditional mall
market due to lower foot traffic count, smaller reachable market, uninhabited weekends,
and short lease term.
Market Rate - Store Front Retail Rental Comparisons

Rental Rate

Address

Rentable Square
Footage_______

Lease Type

1830 W 8th St

$3,50/PSF

710

NNN

900 N Broadway

$1.85/PSF

675

NNN

1065 W Sunset Bivd

$3,00/PSF

1,275

NNN

804 Yale St

$2.15/PS F

1,400

NNN

711-715 New High St

$2.10/PS F

1,519

NNN

TERMS AND CONDITIONS
The proposed lease agreement will contain the following:
LOCATION:

Los Angeles Mall, Space 8, 201 N. Los Angeles Street

LANDLORD:

City of Los Angeles

TENANT:

Tamara Brown and Elvis Nti, Individuals dba Mwokaji Cakery

USE:

Cooking and sales of baked goods

TERM:

2.5 years, commencing the earliest of the following; (i) thirty
(30) days after store opening date, (it) thirty (30) days after
completion of Tenant Improvements; or (iii) ninety (90) days
after the execution date.

OPTION:

Two one-year options with written notice no earlier than 365
days and no later than 180 days of expiration at City’s soie
discretion.

SQUARE FEET:

Approximately 925 rentable square feet,

RENTAL RATE:

£1,248.75 monthly Base Rent + 6% of Gross Receipts
greater than Base Rent paid quarterly.
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RENT ABATEMENT:

None.

ADDITIONAL RENT:

$0.40 psf monthly for HVAC and public area maintenance.
Tenant shall also pay certain compactor fees and Merchants
Association Fees.

PROPERTY TAXES:

Tenant shall be subject to possessory interest tax based
on the improvements made to the premises.

INSURANCE:

Tenant shall provide insurance coverage approved by
Risk Management.

ESCALATION:

3% increase annually for Base Rent. HVAC and public area
maintenance costs subject to 3% annua! increase
commencing on the first day of each anniversary.

SECURITY DEPOSIT:

$2,497.50 (representing rent for two months of the first
Lease Year).

UTILITIES:

Tenant will pay for all utilities, except water, associated with
the operation and maintenance of the business.

TENANT
IMPROVEMENTS:

All Tl costs will be the Tenant's sole responsibility.

TENANT
IMPROVEMENTS:

All Tl costs will be the Tenant’s sole responsibility.

CUSTODIAL:

All custodial costs will be the Tenant's sole responsibility.

SUBLEASE:

Tenant can sublease/assign the premises subject to City’s
reasonable consent.

TERMINATION
AGREEMENT:

None.

SIGNAGE:

Tenant can install signage as approved by the City and
Subject to local codes.

MAINTENANCE:

City will maintain building systems up to the suite.
Tenant is responsible for all maintenance within the suite.

FISCAL IMPACT
The base rent of this lease will generate revenue of approximately $14,985 annually to
the General Fund along with additional operating expense revenue and escalations
throughout the lease term.
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RECOMMENDATION
That the Los Angeles City Council, subject to the approval of the Mayor, authorize the
Department of General Services to negotiate and execute a lease with Tamara Brown
and Eivis Nti to operate a bakery in Space 8 in the LA Mall under the terms and
outlined in this report.
conditions substantial!

U
Tony M. Royster
General Manager
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