October 31, 2023

Eric Hernandez, Program Manager
Health Facilities and Certificate of Need
Department of Health

111 Israel Rd. S.E.

Tumwater, WA 98501

Dear Mr. Hernadez:

Enclosed please find a copy of Northwest Kidney Center’s NKC Everett’s special
circumstances, cycle 2 Certificate of Need Application. This Application adds one (1)
station to the existing facility.

The appropriate review fee was sent separately to the CN program via FedEx. The FedEx
tracking number is 813856694923.

Please do not hesitate to contact me if you have any questions or require additional
information.

Sincerely,

Digitally signed by Michael Kellogg
DN: CN=Michael Kellogg, OU=BKC,

M |Ch ael Kel Iogg OU=User accounts, DC=nwkidney,

DC=local
Date: 2023.10.31 13:54:34-07'00"

Michael Kellogg,
Senior Director, Facility Planning & Management



Certificate of Need Application
Kidney Disease Treatment Facilities
Special Circumstance Projects

Certificate of Need applications must be submitted with a fee in accordance with
Washington Administrative Code (WAC) 246-310-990.

Application is made for a Certificate of Need in accordance with provisions in Revised Code of
Washington (RCW) 70.38 and WAC 246-310, rules and regulations adopted by the Washington
State Department of Health. | attest that the statements made in this application are correct to

the best of my knowledge and belief.

Signature and Title of Responsible Officer

Dighally signed by Michael Kellogg
DN: CN=Michael Kellogg, OU=BKC, OU=User

M i Ch ael Kel Iog accounts, DC=nwkidney, DC=local

Michael Kellogg o
Senior Director, Facility Planning &
Management

Email Address:
Michael.Kelloga@nwkidney.org

Date: 10/31/2023

Telephone Number: 206-720-8505

Legal Name of Applicant
Northwest Kidney Centers/NKC Everett
Address of Applicant

12901 20" Ave. S
SeaTac, WA 98168

Provide a brief project description.
(example: # of stations/location)

Expand NKC Everett, existing 9 station facility, by
1 station.

Estimated capital expenditure: $23,528

This application is submitted under (check one box only):

[ ] Concurrent Review Cycle 1 — Special Circumstances:

[ X] Concurrent Review Cycle 2 — Special Circumstance

Identify the Planning Area for this project as defined in WAC 246-310-800(15).

Snohomish County Dialysis Planning Area #2

If this facility has previously been approved to add special circumstance stations, provide
the Certificate of Need number(s) for the approval.

Not applicable.
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SECTION 1
APPLICANT DESCRIPTION

1. Provide the legal name(s) and address(es)of the applicant(s)
Note: The term “applicant” for this purpose includes any person or individual
with a ten percent or greater financial interest in the partnership or
corporation or other comparable legal entity.

The legal name of the applicant is Northwest Kidney Centers (“NKC”) dba NKC Everett
Kidney Center (“NKC Everett”). NKC proposes to expand the existing 9 station NKC Everett
facility by one station, under the special circumstances criteria specified in WAC 246-310-
818.

Note: WAC 246-310-818 requires that the data used to determine eligibility for a special
circumstances CN application (patients per station) be obtained from the Northwest Renal
Network (the Network). Subsection 7 of the rule states that the determination as to
whether a one or two-station expansion can be applied for is based on whether, with the
stations, the applicant can continue to operate the facility at a calculated 4.5 patients per
station. Data used to make this calculation is the average patients per station from the data
obtained from the Network. As of the drafting and finalization of this application, NKC and
the Network are still confirming data. As such, this application is for one station, though we
may opt to amend and increase to two.

2. Identify the legal structure of the applicant (LLC, PLLC, etc.) and provide the UBI
number.

NKC is a Washington not-for-profit 501(c)(3) corporation. NKC’s UBI number is 600 006
964.

3. Provide the name, title, address, telephone number, and email address of the
contact person for this application.

Questions regarding this application should be addressed to:

Michael Kellogg
Senior Director, Facility Planning & Management
Northwest Kidney Centers
12901 20th Avenue South
SeaTac, WA 98168
Tel: 206-720-8505
Michael.Kellogg@nwkidney.org



mailto:Michael.Kellogg@nwkidney.org

4. Provide the name, title, address, telephone number, and email address of the
consultant authorized to speak on your behalf related to the screening of this
application (if any).

The consultant authorized to speak on behalf of the screening related to this application is:

Health Facilities Planning & Development
120 1st Avenue West, Suite 100
Seattle, WA 98119
(206) 441-0971
(206) 441-4823 (fax)

Email: healthfac@healthfacilitiesplanning.com

5. Provide an organizational chart that clearly identifies the business structure of
the applicant(s).

NKC is governed by a volunteer Board of Trustees comprised of medical, civic, patient and
business leaders from the communities we serve. The Board has appointed an Executive
Committee that meets monthly to review, approve, and monitor operating policies,
performance benchmarks, and major capital expenditures for all of its programs and
facilities.

An organizational chart depicting the Board structure is shown in Exhibit 1. An
organizational chart showing the Operational (staff) structure is shown in Exhibit 2.

6. Identify all healthcare facilities owned, operated by, or managed by the
applicant. This should include all facilities in Washington State as well as out-
of-state facilities. The following identifying information should be included:
= Facility Name(s)
= Facility Location
= Facility CMS Certification Number
= Facility Accreditation Status
= Operational date of most recent CN approval or exemption

A listing of each of the facilities owned and operated by NKC is included in Exhibit 3. NKC
does not own or operate any facility outside of Washington State.



SECTION 2
PROJECT DESCRIPTION

1. Provide the name and address of the existing facility.
The name of the existing facility is NKC Everett. The address of NKC Everett is:
1010 Southeast Everett Mall Way, Suite 104

Everett, WA 98208

2. If this facility has previously been approved to add special circumstance
stations, explain why this project is consistent with WAC 246-310-818(3).

This question is not applicable as NKC Everett has not previously been approved to add
special circumstances stations.

3. Provide a detailed description of the proposed project.
This project proposes to add one station to NKC Everett consistent with the requirements
of WAC 246-310-818. NKC Everett has operated above 5.0 patients per station each month
for the most recent six-month period preceding the letter of intent submittal. This

additional capacity will provide increased access to dialysis patients in the planning area.

The capital expenditure is $23,528. The project will be completed without construction.

4. Identify any affiliates for this project, as defined in WAC 246-310-800(1).

Per WAC 246-310-800 (1) "Affiliate" or "affiliated" means:

(a) Having at least a ten percent but less than one hundred percent ownership in a
kidney dialysis facility;

(b) Having at least a ten percent but less than one hundred percent financial interest in
a kidney dialysis facility; or

(c) Three years or more operational management responsibilities for a kidney dialysis
facility.

There are no affiliates associated with NKC Everett.


https://apps.leg.wa.gov/WAC/default.aspx?cite=246-310-818
http://apps.leg.wa.gov/wac/default.aspx?cite=246-310-800

5. With the understanding that the review of a Certificate of Need kidney dialysis
Special Circumstance application typically takes three and a half months,
provide an estimated timeline for project implementation using the table on
the following page.

Table 1 provides the requested information?.

Table 1
NKC Everett Timeline
Event Anticipated Month, Day, and Year
Assumed Completion of CN Review February 13, 2024
Design Complete Not applicable
Construction Commenced Not Applicable
Construction Completed Not Applicable
Facility Prepared for Survey June 30, 2024

Source: Applicant

6. Identify the Month/Day/Year that the additional station(s) are expected to be
operational as defined in WAC 246-310-800(12).

WAC 246-310-800 (12) defines operational as:

“Operational” means the date when the kidney dialysis facility provides its first dialysis
treatment in newly approved certificate of need stations, including relocated stations.

As noted in Table 1, and assuming a timely certificate of need (CN) decision, this date is
estimated to be June 30, 2024

! Note that WAC 246-310-818(10) requires station(s) approved under special circumstance one- or two-
station expansion must be operational within six months of approval.


http://apps.leg.wa.gov/wac/default.aspx?cite=246-310-800

7. Provide a detailed discussion of existing services and how these would or

would not change as a result of the project. Services can include but are not
limited to in-center hemodialysis, home hemodialysis training, peritoneal
dialysis training, a late shift (after 5:00 pm), etc.

NKC Everett provides the following services:

= QOutpatient maintenance hemodialysis.
= Isolation in a private room.

= Abed for patients who are unable to dialyze in an upright position.

* Home peritoneal and home hemodialysis training.
= Back up support treatments for both home hemodialysis and home peritoneal

dialysis patients.
= Hemodialysis services for visitors.

= Shift beginning after 5:00 PM.

This Special Circumstances CN request will not change the services listed above.

8. Fill out the table below identifying the current and proposed configuration of
dialysis stations. Note - an exempt isolation station defined under WAC 246-
310-800(9) is not counted in the methodology but is included in the total
count of certified in-center stations.

Table 2 provides the requested information.

Table 2
NKC Everett Kidney Center, Station Configuration
Before After
CMS Stations CMS Stations
Certified Counted Certified Counted
Stations in the Stations in the
Methodology Methodology
General Use In-center 7 8 8
Stations
Isolation Stations 1 1 1
(not exempt)
Permanent Bed 1 1 1
Station/Isolation
Stations
(not exempt)
Exempt Isolation 0 0 0
Stations
Total Stations 9 10 10

Source: Applicant




9. Provide a general description of the types of patients to be served by the facility
at project completion.

NKC Everett serves the following:

= Stable outpatient maintenance hemodialysis patients.

= Patients whose medical conditions require isolation in a private room.

= Patients whose medical condition requires treatment in a bed.

* Training for home hemodialysis and home peritoneal dialysis patients.

= Home hemodialysis patients require occasional facility backup treatments.

= Home peritoneal dialysis patients who require clinic support.

= Visiting hemodialysis patients on a case-by-case basis as capacity allows

= Stable institutionalized hemodialysis patients transported for outpatient
treatments.

= Patients who work or go to school during the day require/prefer treatments that
begin after 5:00 PM in the evening.

10.Provide a copy of the letter of intent that was already submitted according to
WAC 246-310-080.

A copy of the letter of intent is included in Exhibit 4.

11.Provide single-line drawings (approximately to scale) of the facility, both
before and after project completion. Reference WAC 246-310-800(11) for the
definition of maximum treatment area square footage. Ensure that current
and new stations are clearly labeled with their square footage identified, and
specifically identify future expansion stations (if applicable)

A single line drawing, with the requested information, is included in Exhibit 5. The
proposed additional station is numbered G-8 on the drawings. Table 3 provides the
requested information on the treatment area.


http://app.leg.wa.gov/wac/default.aspx?cite=246-310-080
http://apps.leg.wa.gov/wac/default.aspx?cite=246-310-800

Table 3

NKC Everett
Actual Square Footage and Maximum Allowable Treatment Area Square Footage,
At Project Completion
Level 01
Category Are:'i/ Count Area
Unit

Actual Square Footage
Treatment Floor Space- Stations Actual
In-center Open Dialysis Station 80 sf 8 640 sf
In-center Isolation Station 135 sf 0 sf
In-center Private Station 110 sf 1 110 sf
In-Center Permanent Bed Station 90 sf 1 90 sf
Private Room w/ Beds 200 sf 0 sf
Future Stations 80 sf 1 80 sf
Sub-Total Treatment Floor Space 11 920 sf
Other treatment Floor Space 1,235 sf
Clinical Floor Space 2,155 sf
Non Incenter Floor Space (home training, lobby,
waiting, toilets, reception, support, water rooms etc.) 7,108 sf
Total (Gross) Square Footage 9,263 sf

Maximum Allowable Treatment Area Square Footage Calculation

Maximum Treatment Area Square Footage HETe] Hrees e
Allowable Areas Clinic
In-center Open Dialysis Station 8 150 sf 1,200 sf 640 sf
In-center Isolation Station 0 200 sf 0 sf 0 sf
In-center Private Station 1 200 sf 200 sf 110 sf
In-Center Permanent Bed Station 1 200 sf 200 sf 90 sf
Private Room w/ Beds 0 200 sf 0 sf 0 sf
Future Stations 1 150 sf 150 sf 80 sf
Total Station Space per MTASF 1,750 sf 920 sf
Total 3,063 sf 2,155 sf




12.Provide the gross and net square feet of this facility. Treatment area and non-
treatment area should be identified separately (see explanation above re:
maximum treatment area square footage).

The gross and net square footage of NKC Everett is not impacted by this project. The gross
and net square feet occupied by Northwest Kidney Centers is 9,263. As depicted in the
drawings, the lease includes approximately 5,853 square feet that is being sublet to an

outside entity. The balance of the leased space is approximately 822 square feet of common
area lobby space allocated to Northwest Kidney Centers.

13.Provide the existing facility’s Medicare and Medicaid numbers.
NKC Everett’s provider numbers are as follows:
Medicare #: __50-2603

Medicaid #: _ 1801404124 (NPl number)
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SECTION 3
NEED (WAC 246-310-210)

1. List all other dialysis facilities currently operating in the planning area, as
defined in WAC 246-310-800(15).

NKC Everett is located in ESRD Snohomish County Planning Area #2. The other facilities in
the planning area are detailed in Table 4:

Table 4
Snohomish County Dialysis Planning Area #2
Facilities by Station Count

Facility Number of Stations

Counted in the

Methodology
PSKC Everett 25
PSKC Monroe 12
DaVita Pilchuck 10
DaVita Everett 15
NKC Everett 9

Source: Certificate of Need Program website

2. Consistent with WAC 246-310-818(1), provide the facility’s historical
utilization data for the most recent six months preceding the letter of intent
period. This data should show each month separately and be acquired from
the Northwest Renal Network / Comagine ESRD Network 16. Provide the
original source correspondence with the monthly data from Comagine.

The requested information is in Table 5. The correspondence with the Network is pending
and will be provided with our screening response.

Table 5
NKC Everett Monthly Census Data

April May June July | August | September

2023 | 2023 2023 | 2023 2023 2023
Total in-center 9 9 9 9 9 9
stations
Total in-center 48 49 49| 50 49 50
patients
Patients per
Station 5.33 5.44 5.44 5.56 5.44 5.56

Source: Comagine, Northwest Renal Network

11
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3. Consistent with WAC 246-310-818(3) and (4) confirm that the facility
proposing to add stations with this application:

a. Has not been approved to add two stations under special circumstance
review or that since approval to add two special circumstance stations a
facility in the planning area has been approved to add nonspecial
circumstances stations.

b. Has not operationalized relocated stations within the last three years.

NKC Everett began serving patients in September of 2021. It has not previously requested,
nor been approved, to add special circumstances stations. NKC Everett has not
operationalized relocated stations. Therefore, it is permissible for NKC Everett to request
this one station under WAC 246-310-818 (3) and (4).

4. Consistent with WAC 246-310-818(5) or (6) provide the most recent six
months utilization data for all facilities approved to operate in the planning
area and owned, operated, or affiliated with the applicant.

NKC does not own or operate, nor is it affiliated with any other facility in the planning area.
This question is not applicable.

5. Provide both historical and projected utilization of the facility for the first
three full years of operation with additional stations. Be sure to include the
intervening years between historical and projected. Include all assumptions
used to make these projections.

The requested information is included in Table 6.
Table 6

NKC Everett
Historical and Projected Census

FY2021 | FY2022 | FY2023 | FY2024 | FY2025 | FY2026 | FY2027
Total in-center 9 9 9 10 10 10 10
stations
Total in-center
patients
(average) 24 48 50 52 54 56 57
Total in-center
treatments 1,651 5,447 6,831 7,284 8,397 8,584 8,584
Patients/station 2.66 5.22 5.44 5.0 5.3 5.5 5.5

Source: Applicant
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6. Identify any factors in the planning area that could restrict patient access to
dialysis services. WAC 246-310-210(1), (2).

This application requests Special Circumstance stations. The award of these stations is
based on internal need and utilization and is not impacted by the utilization or occupancy
of any other facility. That said, approval of this project will immediately improve patient
access. As detailed in response to Question 7 in Section 2, Project Description, no existing
services will be decreased with this project.

7. Identify how this project will be available and accessible to low-income
persons, racial and ethnic minorities, women, mentally handicapped persons,
and other under-served groups. WAC 246-310-210(2)

NKC has a long-established history of developing and providing services that meet the
dialysis needs of the communities we serve. NKC Everett, as with all other NKC facilities, is
committed to providing services to all patients regardless of race, color, ethnic origin,
religious belief, sex, age, or lack of ability to pay.

Copies of the admission policies and procedures and the charity care policy for the existing
NKC Everett are included in Exhibit 6.

8. Provide a copy of the following policies:
= Admissions policy
= Charity care or financial assistance policy
= Patient Rights and Responsibilities policy
= Non-discrimination policy
= Any other policies directly associated with patient access (example,
involuntary discharge)

Copies of the requested policies are included in Exhibit 6.

13



SECTION 4
FINANCIAL FEASIBILITY (WAC 246-310-220)

1. Provide documentation that demonstrates the immediate and long-range
capital and operating costs of the project can be met. This should include but
is not limited to:

e Utilization projections. These should be consistent with the projections
provided under the Need section. Include all assumptions.

¢ Pro Forma financial projections for at least the first three full calendar
years of operation. Include all assumptions.

¢ For existing facilities proposing a station addition, provide historical
revenue and expense statements, including the current year. Ensure these
are in the same format as the pro forma projections. For incomplete years,
identify whether the data is annualized.

NKC proposes to use existing reserves to fund the small capital expenditure. Included in
Appendix 1 is a copy of NKC’s most recent audited financial statements. These statements
demonstrate that sufficient reserves are available to cover these costs.

Utilization projections are included in Exhibit 7, along with the requested pro forma
financial information.

2. Provide the following agreements/contracts:

Management agreement
Operating agreement
Medical director agreement
Development agreement
Joint Venture agreement

NKC Everett does not have a management agreement, operating agreement, development
agreement or a joint venture agreement. A copy of the medical director’s agreement is
included in Exhibit 8.

14



3. Provide documentation of site control. This could include either a deed to the
site or a lease agreement for the site. If a lease agreement is provided, the
terms must be for at least five years following project completion.

The site for NKC Everett is leased. Included in Exhibit 9 is a copy of the executed lease and
sublease agreement for the site. As was noted in response to an earlier question, NKC
subleases 5853 sq ft to a separate party. The Exhibit provides the cost information for both
the sublease and the lease agreement. The revenue from the sublease is assigned to the
Administrative cost center and is not included as revenue for NKC Everett. Only the lease
expense for the SF associated with NKC Everett is included in the pro forma financials.

4. Provide county assessor information and zoning information for the site. If
zoning information for the site is unclear, provide documentation or letter
from the municipal authorities showing the proposed project is allowable at
the identified site.

Included in Exhibit 10 is information from the Snohomish County Assessor’s office
documenting that Everett Mall Office Building, LLC, the landlord, owns the site. NKC Everett
is operational and there is no change to the physical plant of the existing facility proposed
with this project. There are no zoning concerns.

5. Complete the table below with the estimated capital expenditure associated
with this project. Capital expenditure for the purposes of dialysis applications
is defined under WAC 246-310-800(3). If you have other line items not listed
below, include the definition of the line item. Include all assumptions used to
create the capital expenditure estimate.

The requested information is included in Table 7.

15
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Table 7
NKC Everett Capital Expenditure

Item Cost

a. Land Purchase
b. Utilities to Lot Line
c. Land Improvements
d. Building Purchase
e. Residual Value of Replaced Facility
f. Building Construction
g. Fixed Equipment (not already included in the
construction contract)

h. Movable Equipment $20,670
i. Architect and Engineering Fees $2,197
j. Consulting Fees $
k. Site Preparation $
l. Supervision and Inspection of Site $
m. Any Costs Associated with Securing the Sources of Financing
(include interim interest during construction)

1. Land

2. Building

3. Equipment

4. Other
n. Washington Sales Tax $661

A | A | A | | |~

| A | A |

Total Estimated Capital Expenditure $23,528

Source: Applicant, includes sales tax on equipment other than the dialysis machine

6. Identify the entity responsible for the estimated capital costs identified above.
If more than one entity is responsible, provide breakdown of percentages and
amounts for all.
The applicant, NKC, estimated the capital costs identified above. The capital is limited to
equipment. NKC has strong expertise in equipment purchasing.
7. Provide a non-binding contractor’s estimate for the construction costs for the

project.

This question is not applicable. There is no construction.

16



8. Provide a detailed narrative regarding how the project would or would not
impact costs and charges for services. WAC 246-310-220.

This project will have no impact on the costs and charges for services as NKC’s charges for
services are not determined by capital expenditures. The capital costs for this project are
relatively minor and will not impact payers or patients.

9. Provide documentation that the costs of the project, including any
construction costs, will not result in an unreasonable impact on the costs and
charges for health services in the planning area. WAC 246-310-220.

This project will have no impact on the costs and charges for services as NKC’s charges for
services are not determined by capital expenditures. The capital costs for this project are
relatively minor and will not impact payers or patients.

10.Provide the historical payer mix by revenue and by patients using the example
table below. If “other” is a category, define what is included in “other.”

NKC Everett’s current payer mix is detailed in Table 8. No change in payer mix is assumed
for this project.

Table 8
NKC Everett Kidney Center
Current and Projected Payer Mix

. Percentage b Percentage

Payer Mix Revenlgle ¢ by Patieft

Medicare 42% 61%
Medicaid 20% 19%
Other Payers 38% 20%
Total 100% 100%

Source: Applicant

11.1f the payer mix is expected to change as a result of this project, provide the
projected payer mix by revenue and patients for the existing facility using the
same table format shown above.

No change in payer mix is expected as a result of this project. The current and projected
payer mix was provided in Table 8.

17
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12.Provide a listing of all new equipment proposed for this project. The list
should include estimated costs for the equipment. If no new equipment is
required, explain.

Table 9 details the proposed equipment for this project.

Table 9
NKC Everett Kidney Center
Proposed Moveable Equipment List

Item Category Cost

Hemodialysis Machines $14,000
(1)

Chairs (1) $6,594
Patient TVs $550
Pillow Speakers & 02 $187
Flowmeters

Total $21,331

Source: Applicant, includes sales tax on items other than the dialysis machine.

13.1dentify the source(s) of financing (loan, grant, gifts, etc.) and provide
supporting documentation from the source. Examples of supporting
documentation include: a letter from the applicant’s CFO committing to pay
for the project or draft terms from a financial institution.

NKC will use reserves to fund this project. Included in Appendix 1 is a copy of NKC’s most

recent audited financial statements. These statements demonstrate that funds are available
to cover these costs.

14.1f this project will be debt financed through a financial institution, provide a
repayment schedule showing interest and principal amount for each year over
which the debt will be amortized. WAC 246-310-220

No financing is proposed for this project. Therefore, this question is not applicable.
15.Provide the applicant’s audited financial statements covering at least the most
recent three years. WAC 246-310-220

The requested financial statements are included in Appendix 1.
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STRUCTURE AND PROCESS (QUALITY) OF CARE (WAC 246-310-230)

SECTION 5

1. Provide a table that shows FTEs [full time equivalents] by category for the last
three full years of operation, the current year, and the first three full years of
operation following project completion. There should be no gaps in years. All

staff categories should be defined.

Table 10 details the current and proposed staffing. These staffing numbers reflect the
salaries and wages line item included in the pro forma.

Table 10

NKC Everett Kidney Center
Current and Projected FTEs

Job Title Average | FY2021 | FY2022 | FY2023 | FY2024 | FY2025 | FY2026 | FY2027
Hourly FTE FTE FTE FTE FTE FTE FTE
Base
Rate?
Nurse Manager $60.01 0.2 0.4 0.5 1.0 1.0 1.0 1.0
Dialysis
Technician II $22.93 2.1 5.1 5.7 5.43 5.43 5.43 5.43
Registered
Nephrology
Nurse $41.38 1.3 4.0 4.3 3.95 3.95 3.95 3.95
Clinical Unit
Coordinator $21.00 0.5 1.3 0.9 1.0 1.0 1.0 1.0
Total $145.32 4.1 10.8 11.4 11.38 11.38 11.38 11.38

Source: Applicant

2. Provide the assumptions used to project the number and types of FTEs
identified for this project.

The staffing in Table 10 is based on current staff to patient ratios. No change in these ratios
is proposed.
3. Identify the salaries, wages, and employee benefits for each FTE category.

The average hourly wage by FTE category is detailed in Table 10. Employee benefits are
calculated at 26% of the salaries and wages line item.

2 The average hourly base rate excludes premium pay, differentials, incentives, retention, bonus, etc. For this reason,

the rate cannot be multiplied by the FTE to calculate an exact match with the pro forma. NKC has historically
presented salary costs this way, and it has been accepted by the CN Program.
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4. Provide the name and professional license number of the current or proposed
medical director. If not already disclosed under 210(1) identify if the medical
director is an employee or under contract.

The Medical Director for NKC Everett is Laura Mayeda, MD. Dr. Mayeda’s license number is
MD61044026. Dr. Mayeda is a contracted medical director. A copy of the medical director’s
agreement is included in Exhibit 8.

5. Identify key staff, if known. (nurse manager, clinical director, etc.)

The requested information is provided in Exhibit 11.

6. Provide names and professional license numbers for current credentialed staff.

The requested information is included in Exhibit 11.

7. Describe your methods for staff recruitment and retention. If any barriers to
staff recruitment exist in the planning area, provide a detailed description of
your plan to staff this project.

NKC is attentive to current challenges to recruit and retain staff. Based on adjustments
made to our recruiting and retention efforts, we are glad to report that staffing is
stabilizing. NKC offers a competitive wage and benefit package as well as numerous other
recruitment and retention strategies. Other strategies include:
* To ensure that our wages and benefits remain competitive, NKC conducts frequent
market surveys to benchmark compensation.
= NKC remains active on various job boards including but not limited to indeed.com,
LinkedIn, nursing associations, and other local resources.
= NKC also has agreements with colleges and universities throughout the Puget Sound
area to both recruit staff as well as to serve as a clinical rotation site.
= NKC staff participate, at least monthly, in job fairs in and around the Puget Sound
area.
= NKC also offers a substantial tuition reimbursement program for existing staff.
Typically, in an average year, 15-20 employees take advantage of this program.
Primarily, dialysis technician staff use this program to become registered nurses.
*= NKC human resources staff are active in various boards and councils that focus on
sharing recruitment and retention strategies.
= NKC human resources staff also work with agency personnel as needed for the use
of temporary filling of staff positions.
= NKC has a highly successful employee referral program that incentivizes current
employees to refer colleagues from outside the organization for open positions.
= Asneeded, NKC utilizes outside recruiters to fill challenging positions.
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In addition to the above, NKC also maintains a roster of per diem staff that can rotate
between facilities. NKC Everett is geographically proximate to other facilities (NKC Lake
City, NKC Scribner and Kirkland) which does promote sharing of staff.

The addition of one station at NKC Everett will result in some modest staffing efficiencies
because no additional staff will be needed for the added station.

8. Provide a listing of ancillary and support service vendors already in place.

Ancillary and support services currently in place at NKC Everett are detailed in Table 11.

Table 11
NKC Everett
Ancillary and Support Services

Service Vendor
IT/Network Engineering CDW Corporation
Copier leases and support Copiers NW
Janitorial Services Citywide
Lab Services Ascend
Oxygen Supply / Repairs Airgas / BeaconMeadaes
Linen Services Medicleanse
Water Treatment BBraun
Biohazard Removal Trilogy
Dialysis Chair Repairs CoMedical
Alarm Monitoring Signal Services
Fire Alarm Repair Fire Safety Pros
HVAC Maintenance MacDonald Miller
Electrical Repairs Northstar Electrical
Plumbing Repairs Stirrett Johnson
Ice Machine Maintenance Walsh Equipment
Pest Control Sprague
Interpreter Services United Language Group

Source: Applicant

All other services are provided by NKC through our SeaTac based shared services.
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9. Identify whether any of the existing ancillary or support agreements are
expected to change as a result of this project.

No changes to existing ancillary or support agreements are anticipated as a result of this
project.
10.Provide a listing of ancillary and support services that would be provided on

site and those provided through a parent corporation off site.

The requested information is detailed in Table 12.

Table 12
Ancillary and Support Services for NKC Everett
Service Offered Onsite /Offsite

Administration Off site
Community Relations Off site
Human Resources Off site
Informatics Nurses Off site
Information Systems Off site
Material Management Off site
Medical Staff Credentialing Off site
Nutrition Services On site
Patient Education On site
Patient Financial Counseling On and off site
Pharmacy On and off site
Plant Operations On site
Public Relations Off site
Technical Services On and off site
Visitor Dialysis On site
Water Purification On site
Specialists

Source: Applicant

11.Provide a listing of healthcare facilities with which the dialysis center has
working relationships.

Table 13 details the health care entities that NKC has working relationships with.
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NKC's Working Relationships with Healthcare Facilities

Table 13

Status of An;;;?sz:::lge to
Category Examples/Providers Existing SHNg
. . relationship
Relationship 2
necessary:
Hospitals MHS Auburn Regional Medical NKC has existing NKC’s existing
Center referral relationships will be
CHI / Highline Medical Center relationships with continued for the
CHI / St. Francis Hospital all of the hospitals expanded NKC
Evergreen Hospital Medical listed. Everett.
Center
Harborview Medical Center
MultiCare Tacoma General
Northwest Hospital
Overlake Hospital Medical
Center
Swedish Edmonds
Swedish Issaquah
Swedish Cherry Hill
Swedish Medical Center
University of Washington
Valley Medical Center
Virginia Mason Medical Center
Clinics/Nephrology Cascade Kidney Specialists NKC has existing NKC'’s existing

Groups (Sample)

CHI Franciscan Nephrology
Associates

Eastside Nephrology
Harborview Medical Center
MultiCare Nephrology
Polyclinic, The (and The
Polyclinic Madison Center)
Rainier Nephrology

Seattle Nephrology

South Seattle Nephrology
Associates

Swedish Nephrology
University of Washington
Medical Center

Valley Medical Center
Nephrology Services
Virginia Mason Federal Way

relationships with
all of the physician
groups listed as
well as other groups
located in King,
Clallam, and
Snohomish
Counties.

relationships will be
continued for the
expanded NKC
Everett.
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Any change to

partners working
to cure kidney

Washington Chapter
Kidney Research Institute

relationships with
the entities listed to

Status of existin
Category Examples/Providers Existing SHNg
. . relationship
Relationship
necessary?
Community American Diabetes Association - NKC has existing NKC'’s existing

relationships will be
continued for the

dialysis providers
for mutual aid.

which now includes Olympic
Peninsula Kidney Centers)
Seattle Children’s Hospital

relationships with
the other not for
profit dialysis
providers.

disease, slow the National Kidney Foundation - collaborate and expanded NKC
onset of kidney Washington Chapter educate patients, Everett.
disease, which Seattle King County Dental staff, and clinicians.
collaborate to help Society and Project Access
educate and Northwest / Access to Dental
support our Program
patients or help Northwest Healthcare Response
support our Network (15 counties in
system Western Washington Healthcare
Emergency Services Coalition)
Arcora Foundation - Partnership
to improve oral health.
AARTH - Diabetes education.
Washington State Hospital
Association.
Lifecenters NW - organ
procurement program
Other not for profit Puget Sound Kidney Centers NKC has existing NKC'’s existing

relationships will be
continued for the
expanded NKC
Everett.

Source: Applicant

12.Provide a copy of the existing transfer agreement with a local hospital.

A copy of NKC'’s existing transfer agreement is included in Exhibit 12.

13.Clarify whether any of the existing working relationships would change as a
result of this project.
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14.Fully describe any history in the last three calendar years of the applicant
concerning the actions noted in Certificate of Need rules and regulations WAC
246-310-230(5)(a). If there is such history, provide documentation that the
proposed project will be operated in a manner that ensures safe and adequate
care to the public to be served and in conformance with applicable federal and
state requirements. This could include a corporate integrity agreement or
plan of correction.

NKC has no history with respect to the actions noted in CN regulation WAC 246-310-
230(5) (a).

15.1dentify whether any facility or practitioner associated with this application
has a history of the actions listed below. If so, provide evidence that the
proposed or existing facility can and will be operated in a manner that
ensures safe and adequate care to the public and conforms to applicable
federal and state requirements. WAC 246-310-230(3) and (5)
a. A criminal conviction which is reasonably related to the applicant's
competency to exercise responsibility for the ownership or operation of
a health care facility; or
b. Arevocation of a license to operate a healthcare facility; or
¢. Arevocation of a license to practice as a health professional; or
d. Decertification as a provider of services in the Medicare or Medicaid
program because of failure to comply with applicable federal
conditions of participation.

No NKC facility nor practitioner associated with the application has any history with
respect to the actions noted in CN regulation WAC 246-310-230(3) and (5).

16.Provide documentation that the proposed project will promote continuity in
the provision of health care services in the planning area, and not result in an
unwarranted fragmentation of services. WAC 246-310-230

NKC has operated outpatient dialysis services since 1962 (the very first outpatient dialysis
provider; in the Country), growing from 9 patients to over 1,700 today. NKC has, and
continues to be, committed to providing optimal health, quality of life and independence
for people with kidney disease. Further, to the direct benefit of our patients, NKC has
experienced firsthand that fragmentation is reduced or eliminated, when services are
highly coordinated.
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Specific to Snohomish 2, NKC has been providing outpatient dialysis services in the Dialysis
Planning Area for just a few years, but census has grown rapidly today we operate at close
to 100% capacity and have a wait list of patients. Our high occupancy means that some
patients have difficulty receiving timely access to services. The additional stations will
ensure that our commitment to the community to provide timely access and high quality
remains.

Because of our longevity and our commitment to patient centered care, NKC enjoys long-
standing established relationships with area health care providers, including but not
limited to hospitals, physicians, nursing homes, assisted living facilities and adult family
homes. In addition, NKC has mechanisms in place to assure that coordination of services is
in place and fragmentation is avoided.

NKC Everett through its Nurse Manager, Dietician, Social Worker and Admitting and
Patient Services staff, routinely coordinate and communicate with the patients’ physicians,
families or other relevant care providers for any changes that might impact their care.

NKC Everett has all of the ancillary and support agreements and a comprehensive array of
in-house services already in place that help to assure that continuity of care is in place for
patients.

17.Provide documentation that the proposed project will have an appropriate
relationship to the service area's existing health care system as required in
WAC 246-310-230.

NKC operates all existing programs in conformance with applicable federal and state laws,
rules, and regulations.

Table 13, above, provides examples of NKC'’s existing working relationships with area
health care providers. Table 13 also includes a brief description of its existing relationships
with the health care entities noted. Exhibit 12 includes our transfer agreement with
Swedish Medical Center.
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SECTION 6
COST CONTAINMENT (WAC 246-310-240)

1. Identify all alternatives considered prior to submitting this project.

WAC 246-310-818 allows dialysis facilities to request up to two additional stations based
on internal utilization; regardless of whether there is numeric need in the planning area.
Given the high census at NKC Everett and the shortened timeline for the Special
Circumstances concurrent review cycle, this project will provide for some relief to the
continued census pressures at NKC Everett.

Our average occupancy as of the date collected by the Network each month for the
preceding six months appears to be 0.04% below what is required in rule to allow an
applicant to request a +2. As noted in the introduction, our internal census numbers are
higher than those of the Network, and we are working to understand the difference. Two
additional stations versus one would benefit patients and efficiencies.

2. Provide a comparison of the project with alternatives rejected by the
applicant. Include the rationale for considering this project to be superior to
the rejected alternatives. Factors to consider can include but are not limited
to: patient access to healthcare services, capital cost, legal restrictions, staffing
impacts, quality of care, and cost or operation efficiency.

As discussed in response Question #1, WAC 246-310-818 allows providers to submit
special circumstance applications based on internal need. The addition of one station at
NKC Everett will somewhat improve patient access to dialysis services by adding capacity
with relatively minimal capital expenditure. There are no legal restrictions related to this
proposal and this project will have no impact on either the cost of services or the already
high quality of care. Ultimately, NKC Everett will operate more efficiently because no
additional staff is needed for the added station.

3. Identify any aspects of the facility’s design that lead to operational efficiency.
This could include but is not limited to: LEED building, water filtration, or the
methods for construction, etc. WAC 246-310-240(2) and (3).

This project does not require any construction. Therefore, this question is not applicable.
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e NORTHWEST

< Kidney Centers Northwest Kidney Centers

Board of Trustees

Rick Greaves, Chair
Douglas Ross, Vice-Chair

|
: CEO Compensation Committee | Board Executive Committee
I Rick Greaves, Chair i Rick Greaves, Chair
|

Foundation Board
Sanjit Reddy MD, Chair

Medical Staff Executive Governance Finance, Audit & Quality, Safety &
Committee Committee Investment Committee Compliance Committee
Michael Sutters MD, Rex Ochi MD, Chair Jennifer Brenner, Chair Mark Ostrow, Chair
Chair

Northwest Kidney Centers
Board of Trustees
Organizational Chart
July 2023
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Exhibit 2
Operations Organizational Chart
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ﬂ NORTHWEST
Kidney Centers Management

Organization Chart
October 2023

31 Note: Title is Manager unless otherwise noted.



Facilities & Programs - Medical Directors/Clinical Directors/Nurse Managers/Supervisors

Auburn Bellevue Broadway A A:duer;seo?'m MD
P. Mukherjee MD A. Dooley MD M. Rivara MD S ) Bromstrup RN
E. Lockley RN T. Mackness RN T. Mackness RN E .Beauchemin RN
J. Sutton RN E. Frasier RN M. McGinnity RN ) Hospital
Services
Raimund Pichler
MD
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Enumclaw Everett Fedei'EraltWay Fedxal :Nay Fife S. Tran RN
P. Barkan MD L. Mayeda MD as es S. Venkataraman MD
H. Pham MD M. Javed MD
S. Bromstrup RN T. Mackness RN E. Lockley RN
C. Kelley RN C. Abero RN E. Lockley RN E. Lockley RN R. Becker RN
' ' A. Mihulata RN A. Mihulata RN '
HOME
PROGRAMS
R. Winrow MD
Kent Kirkland Lake City Port Angeles Rainier Beach K. Treit MD
A. Brockenbrough MD A. Alem MD J. Joh MD L. Nakamoto MD M. Tekeste MD J. Hood RN
E. Lockley RN T. Mackness RN T. Mackness RN S. Bromstrup RN S. Bromstrup RN J. Omri RN
C. Soon RN D. Ramos RN C. Abero RN A. Gmazel RN K. Donnelson RN A. Thayer RN
G. Cutrell RN
Renton Scribner SeaTac Seattle Snoqu:aIemle
F. Fung MD B. Shannon MD D. Hu MD M. Sutters MD L Li gMD Admissions
S. Bromstrup RN T. Mackness RN S. Bromstrup RN T. Mackness RN D Marcella RN Transportati(;n
D. Saclolo RN Y. Liu RN E. Beauchemin RN M. McGinnity RN )
RN & Interpreter
Services
D. Marcella RN

Kent Panther
Lake

A. Pesenson MD

S. Bromstrup RN

A. Piaoan RN
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Northwest Kidney Centers

FEIN: 91-6057438

700 Broadway
Seattle, WA, 98122-4302

Practice Locations

Medicare

Facility DBA Physical Address Phone Number Provider No. M NPI Number M ELm.Lt Da_t_e Accredited?
(CCNY Provider No. Stations Isolation Operational
. 1501 W. Valley Highway N _ _
NKC Auburn Kidney Center Auburn, WA 98001 253-804-8323 502520 1046062 1881789006 14 0 1/13/1997 Yes
. 1474 - 112th Ave NE
NKC Bellevue Kidney Center Bellevue, WA 98004 425-454-0067 502505 1043279 1215022876 18 V] 8/31/1981 Yes
. 700 Broadway _ _
NKC Broadway Kidney Center Seattle, WA 98122-4302 206-292-2705 502556 2002409 1700025038 15 V] 6/1/2009 Yes
. . 12901 20th Ave. South, _ _
NKC Burien Kidney Center SeaTac WA 98168 206-923-3562 502523 1043110 1164515797 22 1 10/14/2019 Yes
. . 600 Broadway, Suite 240 _ _
NKC Elliott Bay Kidney Center Seattle, WA 98122 206-292-2515 502511 1046176 1912091497 (1] V] 9/5/1991 Yes
. 857 Roosevelt Ave E
NKC Enumclaw Kidney Center Enumclaw, WA 98022-9239 360-825-2050 502570 2029785 1811241656 10 0 3/4/2013 Yes
1010 Southeast Everett Mall
NKC Everett Kidney Center Way, Ste 104 Everett WA 425-906-5370 502603 2181834 1801404124 9 V] 9/14/2020 Yes
98208
. 33820 Weyerhaeuser Way S. _ _
NKC Federal Way East Kidney Center Federal Way, WA 98001 253-943-6262 502593 2107282 1083132799 16 3/12/2018 Yes
501 So. 336th Street, Suite
NKC Federal Way West Campus 110 253-943-6312 502594 2123772 1861981177 8 0 7/23/2018 Yes
Federal Wav. WA 98003
6021 12th Street East, Suite
NKC Fife Kidney Center 100 253-943-6335 50-2597 2132329 1063901379 10 1/11/2019 Yes
Fife. WA 98424
. 25316 74th Ave So
NKC Kent Kidney Center Kent, WA 98032-6022 253-850-6810 502553 2000431 1164675112 27 1 12/16/2008 Yes
1USZ1 SE ZU4th Street
NKC Kent / Panther Lake Kidney Center Kent, WA 98031 (new address |253-354-6702 Not Issued Not Issued Not Issued 11 V] 4/3/2023 No
| SXVAPI VA Y
. . 11327 NE 120th Street
NKC Kirkland Kidney Center Kirkland, WA 98034-6907 425-821-8785 502516 1046175 1912090531 25 1 3/3/2014 Yes
. 14524 Bothell Way NE p—
NKC Lake City Kidney Center Lake Forest Park, WA 98155 206-365-0775 502536 1046444 1972696581 20 V] 1/25/2002 Yes
34
NKC Port Angeles Kidney Center 707 South Chase Street 360-565-1435 502510 1046099 1891880332 10 0 11/7/2022 Yes

Port Angeles, WA 98362




4401 South Trenton Street,

NKC Rainier Beach Kidney Center conttie WA 98118 206-720-8807 502601 2156824 1932757093 19 1/13/2020 Yes
. 602 Oakesdale Ave. SW
NKC Renton Kidney Center Remton, WA 98057 425-251-0647 502508 1046242 1922193564 34 10/31/2011 Yes
2150 N. 107th, Suite 105
NKC Scribner Kidney Center Seattle, WA 98133 (Suite # 206-363-5090 502507 1045981 1861587750 22 8/1/1983 Yes
clarification)
17900 International Blvd S,
NKC SeaTac Kidney Center #301 206-901-8700 502509 1043264 1205921616 43 11/5/2007 Yes
SeaTac, WA 98188
- 548 - 15th Avenue
NKC Seattle Kidney Center Sonttle, WA 95122 206-720-3940 502500 1043799 1346242542 30 6/1/2009 Yes
NKC Snoqualmie Ridge Kidney Center 35131 SE Douglas St, Suite 113 |, 5 3967999 502540 1044252 1447345921 9 1/13/2003 Yes

Snoqualmie, WA 98065
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Letter of Intent
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#=m. NORTHWEST

=’ Kidney Centers

September 29, 2023

Eric Hernandez, Program Manager
Certificate of Need Program
Department of Health

P.O. Box 47852

Olympia, WA 98504-7852

Dear Mr. Hernandez:

This Letter of Intent is Northwest Kidney Centers to add 1 station to its existing
NKC Everett Kidney Center, located in the Snohomish 2 Dialysis Planning Area. In
accordance with WAC 246-310-080, the following information is provided:

1. A Description of the Extent of Services Proposed:

NKC proposes to add 1 station to NKC Everett Kidney Center per the +1 Special
Circumstances as allowed per WAC 246-310-818.

2. Estimated Cost of the Proposed Project:

The estimated capital expenditure is $23,528.

3. Description of the Service Area:
Per WAC 246-310-280, the service area is the Snohomish 2 Dialysis Planning Area.

Sincerely,

Digitally signed by Michael Kellogg
DN: CN=Michael Kellogg, OU=BKC,

MlChael Kel |Ogg OU=User accounts, DC=nwkidney,

DC=local
Date: 2023.09.29 09:38:42-07'00'

Michael Kellogg
Senior Director, Facility Planning and Management

| 700 Broadway Seattle, WA 98122 // Tel: 206-292-27B71 // www.nwkidney.org
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hem. NORTHWEST

=F Kidney Centers

Social Services/Admissions and Transfers

New Patient Admission Policy

Application:

This policy applies to all Northwest Kidney Center (NKC) patients and
physicians (excluding visitor patients.)

Policy:

NKC will provide treatment to all medically-appropriate patients without
regard to race, color, religion, sex, national origin, or age.

Procedure:

1. NKC will provide in-center hemodialysis, peritoneal dialysis or home
hemodialysis therapy for patients referred for admission. Patients
referred to either Home Hemodialysis or Peritoneal Dialysis are subject
to final review and approval by the appropriate home program.

2. The Chief Medical Officer (CMO) in collaboration with the Admissions
Clinical Care Coordinator has the responsibility to assure that any
patient’s (ESRD and non-ESRD) medical condition does not preclude
safe outpatient dialysis treatment.

a. Patients with a non-tunneled catheter will not be admitted.

b. Patients with ventilators are not accepted at in-center units.
Patients will be referred to the Home Hemodialysis or
Peritoneal Dialysis program for consideration.

C. Patients with a tracheostomy must be able to perform self-
care or have a person responsible for the care during
dialysis. In addition to the CMO approval, the patient must
be reviewed and approved by the unit’s Medical Director and
Clinical Manager.

d. Patients with diagnosed Active TB or other abnormal Chest
X-Ray findings can be scheduled only after clearance by the
Infection Prevention Officer or CMO.

SS-MB001 Page 1 of 4



Northwest Kidney Centers
Social Services/Admissions and Transfers/New Patient Admission Policy

3.

All patients must be referred and followed by a nephrologist on NKC's

Medical Staff.

. The Chief Medical Officer and Chief Nursing Officer (CNO) will be

available to consult on patient referrals, as needed.

. NKC requires the following information:

Information

Details

Dialysis Patient Referral Form

Form available on www.nwkidney.org
For Physicians & Staff > Referral
Forms

2728 Questionnaire - for new See above.

ESRD patients only

Initial Physician’s Order See above.

(In-Center, Home Hemodialysis,

or Peritoneal Dialysis Order)

Demographics and clinical e Face sheet

information e Hep B serologies (prior 30 days)
e Chest X-ray (prior 30 days)
e Tunneled line report (if

applicable)

e H&P or comprehensive renal
progress note with problem list

e Medication list

e If hospitalized, recent hospital
notes and HD treatment record

Transfer-In Patients

For patients transferring from another
dialysis facility, we also need:

e Current dialysis orders
Progress Notes (last 2 weeks)
Recent dialysis logs (last 6 runs)
Comprehensive Assessment
Plan of care
Copy of the HCFA 2728 form

If applicable:
e Power of Attorney
e Behavioral Contracts
e Involuntary Discharge letter,
supporting documentation, and

43S5-N3001
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Northwest Kidney Centers
Social Services/Admissions and Transfers/New Patient Admission Policy

approval by NKC prior to
admission

6. All documentation may be uploaded via secure portal (see
www.nwkidney.org > For Physicians and Staff > Dialysis Patient
Referral or submitted via fax to 206-343-4125.

7. If the patient’s medical records are not in English, the Admitting
department will send them for translation via an NKC-contracted
interpreter service.

8. If an NKC patient has transferred out for less than 30 days, the
physician is only required to provide updated orders upon readmission.

9. The Clinical Manager or their designee is responsible for patient
schedules and determining the availability of treatment spots.

a. The Admitting Department staff must be able to reach a
responsible designated unit staff member at each in-center and
home program department Monday through Friday 8:00 am to
4:30 pm, excluding NKC observed holidays

b. If a dialysis unit has available Medicare certified stations and
adequate staff, the unit must accommodate a new patient start.

c. The unit must respond to the Admitting team within 2 hours of
the email request for a new patient placement

10. Once the Admitting Department has scheduled a patient at a dialysis
unit and notified the referring nephrologist and patient, the dialysis
unit is responsible for managing the transition and any follow-up.

Exceptions: The Admitting Department will be notified if any of the
following occurs with scheduled patients:

a. Patient’s medical condition changes and requires a different
level of care.

b. The patient has not started within 1 week (or 3 scheduled
treatments) from the original scheduled start date.

11. Contact information
NKC Admissions: 206-292-3090 Email:Admissions team@nwkidney.orqg.

NKC Visitor dialysis: 206-720-8501

48S-N3001 Page 3 of 4
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References:

e “Transfer In Policy”
e "“Visitor Dialysis”

[Remainder of this page intentionally left blank]

48S-N3001 Page 4 of 4



em NORTHWEST

=F Kidney Centers

Human Resources Policy/HRP-N508

Nondiscrimination

Policy:

Northwest Kidney Centers is committed to a work environment in which all
individuals are treated with respect and dignity. Each individual has the
right to work in a professional atmosphere that promotes equal employment
opportunities and prohibits discriminatory practices, including harassment.
Therefore, Northwest Kidney Centers expects that all relationships among
persons in the workplace will be professional and free of bias, prejudice and
harassment.

It is Northwest Kidney Centers’ policy that employees will not be subjected
to unlawful discrimination based on race, color, sex, sexual orientation,
religion, age, marital status, national origin, the presence of any sensory,
mental or physical disability, veteran’s status or any other bases prohibited
by applicable federal, state or local laws.

Procedure:

Employees should report any practice that appears to be inconsistent with
this policy to the Vice President of Human Resources. Employees with
guestions about their rights and responsibilities with regard to applicable
laws should contact the Human Resources Department.

Printed 11/27/2012 HRP48508 Page 1 of 1



em NORTHWEST

=F Kidney Centers

Administration/General

Patient Rights and Responsibilities

Application:

This policy applies to all patients dialyzing at the Northwest Kidney Centers
(NKQC).

Policy:

Northwest Kidney Centers inform patients (or their representatives) of their
rights (including their privacy rights) and protects and provides for the
exercise of those rights. v451

All NKC patients have a right to be informed of their responsibilities, the
rules and expectations of the facility regarding patient conduct and
respectful communication. v464

A new NKC patient receives education on patient rights and responsibilities
within the patient’s first six treatments. The patient also agrees that their
visitors will follow NKC rules. The education is delivered in the form of
verbal discussion and the Patient Rights and Patient Responsibilities
documents. The patient is given a copy for future reference.

The social worker reviews the rights and responsibilities with the patient
annually during annual comprehensive assessment. The Patient Rights and
Patient Responsibilities documents are provided to the patient at each
annual assessment.

NKC staff discuss patient rights and responsibilities as needed with patients
and staff, to encourage and support open communication, respectful
language and behavior and patient/staff safety.

NKC staff will document within the electronic medical record that patients
have been informed of their rights and responsibilities. Vv451

Each NKC dialysis facility prominently displays a copy of the patient’s rights
in the facility, including the current State agency and ESRD network mailing
addresses and telephone complaint numbers, in a location where it can be
easily seen and read by patients. v470
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=F Kidney Centers

Patient Accounts/Patient Funding Sources

Charity

Policy:
It is the policy of the Northwest Kidney Centers to provide charitable
allowances to patients who are eligible and who are in compliance with

NKC’s Financial Agreement. See Patient Compliance Policy.

Eligibility is defined as qualifying for funding from DSHS (Medicaid) and KDP
(Kidney Disease Program).

Revised 4/30/2018 Page 1 of 1
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=F Kidney Centers

Financial Services/Patient Accounts

Patient Compliance

Policy:
It is the policy that all patients be in compliance with NKC’s financial
agreement. To be in compliance, the patient must:

1. Pay or agree to pay for all services arranged or furnished by NKC.

2. Maintain all reasonable medical insurance for which the patient is
eligible.

3. Furnish NKC with accurate and complete financial information whenever
requested.

4. Assign all benefits from medical insurance policies providing for
payment to NKC, and to forward promptly to NKC all payments by the
insurance company or others made directly to the patient for services
arranged or furnished by NKC.

5. Sign both the financial and personal payment agreements.

Revised 4/30/2018 Page 1 of 1
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NORTHWEST

=gl* KIDNEYCENTERS

FINANCIAL SERVICES — PATIENT ACCOUNTS
PATIENT FUNDING SOURCES

PATIENT’S FUNDING SOURCES

POLICY:

The Patient Finance Department will identify, and see to it that the patient
obtains, every possible funding source available for each patient. This will be done
following the patient’s initial interview, and updated each year thereafter. The
possible funding sources include: Medicare, Medicaid, Washington State Kidney
Disease Program, Commercial Insurance, NKC Charity, and Personal Payment
Obligation.

PROCEDURE:

See Financial Services / Patient Accounts Policy and Procedure Manual.

Printed 08/09/16 Page 1 of 1
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Charity Guidelines
Income limit: 300% FPL or less Resource limit: Current Medicaid/KDP guidelines
Dialysis and Transplanted patients eligible
Do not count 401K/Retirement accounts
Count life insurance with a cash value
Patient expresses a need for financial assistance
Income and resource amounts determined by asking patient. Must send verification if requested.

Evaluate for Medicaid and Kidney Disease Program. Can’t be eligible for Medicaid or KDP and may need
to apply for assistance programs if determined by Financial Case Manager.

Undocumented patients with AEM and spenddown — During spenddown patient is responsible for
charges if income over 300% FPL, after spenddown is met then eligible for charity.

Notify Financial Case Manager within 10 days of changes in income or resources. Failure to do so could
result in reversal of charity and balances due immediately.

Can use for patients with Out of State Medicaid if Medicaid is secondary to Medicare
Upon acceptance, charity can go back to beginning of balance due and is good for 1 year

If patients lose their Medicare Part D benefits due to non-payment of premiums they are eligible for
charity for medications if income is 300% FPL or less
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Pro Forma Financials and Assumptions
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Northwest Kidney Center
Proforma Federal Way West
Plus 1 station Application

Everett - Adding plus 1 station
Total Stations

Total Shifts

Total Census Capacity

Census as of last day of Period
Census Capacity

Average Diaylsis Time

Total Daily Treatment Capacity
Annual Operating Days

Total Annual Treatment Capacity
Total Annual Treatment Completed
Treatment Capacity

Charity Care - $000
Bad Debt - $000
Net Patient Revenue - $000

Revenue per TRX

Expenses - $000

Salary & Benefits

Facility Rent

Non Facility & CAM Costs
Depreciation And Amortization
Supplies

Drugs

Labs

Purchased Services
Medical Consulting
Utilties

Total Direct Expenses
Cost Per Treatment

Operating Margin (pre G&A) - $000
G&A Allocation from Cost Report - $000

Excess Revenue Over Expense -$000

Cost per TRX

Salary & Benefits

Rent

Non Facility & CAM Costs
Depreciation And Amortization
Supplies

Drugs

Labs

Purchased Services
Medical Consulting
Utilties

FY 21

54
24
44%

5.25
27
221
5,967
1,651
28%

599 $

362.76

329
219
47
657
88
57
8
36
58
29

1,529 $
926 $

(930) $
171

(1,101) $

199
133
35
398
53
35

22
35
18

FY 22

54
18
89%

5.25
27
311
8,397
5,447
65%

12
1,971 $

361.88

988
47
76

403

213

179
25
81
69
37

2,118 $
389 $

(147) $
106

(253) $

181

22
74
39
33

15
13

FY 23

54
50
93%

5.25
27
311
8,397
6,831
81%

76
1,897 $

277.74

1,177
185
78
420
232
174
32

75

69

54

2,497 %
366 $

(600) $
106

(706) $

172
27
15
61
34
26

11
10

FY 24
9.5

57
52
91%

5.25
27
312
8,424
7,284
86%

66
2,813

386.16

1,225
104
67
420
243
218
41

87

69

42

2,515
345

297
106

191

168
14
12
58
33
30

12

$

FY 25
10

60
54
90%

5.25
30
311
9,330
8,397
90%

76
3,243

386.16

1,412
102
67
420
280

47
100
69
48

2,797
333

446
106

340

52

$

FY 26
10

60
56
93%

5.25
30
311
9,330
8,584
92%

78
3,315

386.16

1,443
100
67
420
286

48
102
69
49

2,842
331

472
106

366

$

FY 27
10

60
57
95%

5.25
30
311
9,330
8,584
92%

78
3,315

386.16

1,443
100
67
420
286

48
102
69
49

2,841
331

473
106

367



Northwest Kidney Center
Proforma Federal Way West
Plus 1 station Application

This proforma is based on FY 24 Q1 Actual Performance data thru Sept 31, 2023 then annualized.

Increase in Census in FY24 and FY 25 based on current patient wait list

Increase in Treatments to meet Organizational focused effort to improve Missed Treatments to only 8% FY 26 (see treatment capacity)
All expenses, except Medical Consulting are costed as a function of treatments

Category

Salary & Benefits

FTE counts are flat, no inflation for salaries. All increases are due to increased treatment counts

Facility Rent

Lease Expense (not Cash Payments)
Consistent with new GAAP Regulation Language for Right of Use Asset Recognition
Rental Liablity was reduced according to Lease Schedule for Sublet Suites 100 & 102

Non Facility & CAM Costs

Non Facility Rent is equipment rentals, CAM is common area maintenance included in Building Lease
Agreement.

This has been reduced by 18.34% of actual spend due to Language on 2 of Sublease agreement stating
sublease tenant is responsbile for 18.34% of CAM for FY 21.

FY 22 and beyond has CAM costs reduced by 37.30% per new Sublease Clause.

Depreciation And Amortization

Straight line depreciation for equipment and leasehold improvements.
Capital Cost for New Station has been added on a 7 year straight-line deprecation schedule.

Includes Medical, Cleaning, Pharmacy, Building and Office Supplies along with Misc expenses including staff

Supplies appreication and milage.
Drugs Includes ESA,Calcimetics, and Administered Drugs
Labs Lab Testing

Purchased Services

Includes language interpretation services, housekeeping, laundry frieght and external repair and
maintenance costs.

Medical Consulting

Medical Director is based on contracted amount

Utilties

Building utilities and taxes along with Contaminate Waste Disposal.

G&A

Based on the organization-wide CMS Cost Report for FY22. Overhead includes administrative and support
services including but not limited to all organizational licensing and insurance costs.
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Northwest Kidney Center
Proforma Federal Way West
Plus 1 station Application

Lease Expense Computation - ASC 842

Everret
CASH Payment Stright-line
Actual Lease
Month Payment Expense

25 7/1/2023 18,711.89 16,754.37
26 8/1/2023 18,711.89 16,754.37
27 9/1/2023 18,711.89 16,754.37
28 10/1/2023 18,711.89 16,754.37
29 11/1/2023 18,711.89 16,754.37
30 12/1/2023 18,711.89 16,754.37
31 1/1/2024 19,273.25 16,754.37
32 2/1/2024 19,273.25 16,754.37
33 3/1/2024 19,273.25 16,754.37
34  4/1/2024 19,273.25 16,754.37
35 5/1/2024 19,273.25 16,754.37
36 6/1/2024 19,273.25 16,754.37
37 7/1/2024 19,273.25 16,754.37
38 8/1/2024 19,273.25 16,754.37
39 9/1/2024 19,273.25 16,754.37
40 10/1/2024 19,273.25 16,754.37
41 11/1/2024 19,273.25 16,754.37
42 12/1/2024 19,273.25 16,754.37
43 1/1/2025 19,851.44 16,754.37
44 2/1/2025 19,851.44 16,754.37
45  3/1/2025 19,851.44 16,754.37
46 4/1/2025 19,851.44 16,754.37
47 5/1/2025 19,851.44 16,754.37
48 6/1/2025 19,851.44 16,754.37
49 7/1/2025 19,851.44 16,754.37
50 8/1/2025 19,851.44 16,754.37
51 9/1/2025 19,851.44 16,754.37
52 10/1/2025 19,851.44 16,754.37
53 11/1/2025 19,851.44 16,754.37
54 12/1/2025 19,851.44 16,754.37
55 1/1/2026 20,446.90 16,754.37
56 2/1/2026 20,446.90 16,754.37
57 3/1/2026 20,446.90 16,754.37
58 4/1/2026 20,446.90 16,754.37
59 5/1/2026 20,446.90 16,754.37
60 6/1/2026 20,446.90 16,754.37
61 7/1/2026 20,446.90 16,754.37
62 8/1/2026 20,446.90 16,754.37
63 9/1/2026 20,446.90 16,754.37
64 10/1/2026 20,446.90 16,754.37
65 11/1/2026 20,446.90 16,754.37
66 12/1/2026 20,446.90 16,754.37
67 1/1/2027 21,060.40 16,754.37
68 2/1/2027 21,060.40 16,754.37
69 3/1/2027 21,060.40 16,754.37
70 4/1/2027 21,060.40 16,754.37
71 5/1/2027 21,060.40 16,754.37
72 6/1/2027 21,060.40 16,754.37
73 7/1/2027 21,060.40 16,754.37

Lease Reduction
Sublease Suite 102
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2874.67
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-2960.91
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
-3049.73
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Lease Reduction
Sublease Suite 100
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3432.54
-3535.51
-3535.51
-3535.51
-3535.51
-3535.51
-3535.51
-3535.51
-3535.51
-3535.51
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3641.58
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83
-3750.83

10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,447.16
10,257.95
10,257.95
10,257.95
10,257.95
10,257.95
10,257.95
10,257.95
10,257.95
10,257.95
10,151.88
10,151.88
10,151.88
10,063.06
10,063.06
10,063.06
10,063.06
10,063.06
10,063.06
10,063.06
10,063.06
10,063.06
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81
9,953.81

104,471.60 FY 24

102,367.36 FY 25

100,412.10 FY 26

99,538.10 FY 27
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Medical Director Agreement
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MEDICAL DIRECTOR AGREEMENT

This MEDICAL DIRECTOR AGREEMENT (this “Agreement”), effective as of August
1, 2023 is entered into by and between Northwest Kidney Centers, a Washington nonprofit

corporation (“NKC”) and the University of Washington, a state institution of higher education,
on behalf of UW Medicine (“UW?).

RECITALS

A. UW has designated its healthcare operations as UW Medicine, whose mission is to
improve the health of the public by advancing medical knowledge, preparing the next generation
of physicians, scientists and other healthcare professionals, and providing outstanding clinical
care. The UW School of Medicine (“School”) is among the component entities of UW Medicine.
School Healthcare Professionals (hereinafter “School HCPs”) provide clinical and other
professional services at sites of practice approved by the UW Medicine CEO/Executive Vice
President for Medical Affairs/School Dean, in furtherance of its teaching, research and clinical
activities.

B NKC operates dialysis centers and related kidney treatment programs throughout the
Puget Sound area, including in particular the centers and/or programs described in the attached
Exhibits (the “Program”), which require the services of a medical director.

C. Consistent with their respective missions, NKC is in need of, and UW desires to provide,
medical director services from a School HCP.

AGREEMENT
Now, therefore, the parties agree as follows:
1. MEDICAL DIRECTOR SERVICES
1.1 Appointment and Replacement.

(a) NKC hereby engages UW to furnish the services of a School HCP as medical
director of the Program, and UW accepts such engagement, under the terms and conditions of
this Agreement.

(b) UW will assign the School HCP identified in Exhibit A, attached hereto and
incorporated herein, to serve as Medical Director and to provide to NKC the medical director
services set forth in in Exhibit B. Exhibit B may be amended as agreed by the parties. Any such
amendments to Exhibit B shall be effective only upon execution by both parties.

(c) The School HCP shall assume and discharge all responsibilities hereunder on an
ethical and professional basis consistent with the policies and objectives of NKC, the
requirements of the School HCP’s professional societies, and all applicable laws and regulations.

(d) In the event that NKC is reasonably dissatisfied with the Medical Director
services provided by the School HCP, it may request that another qualified School HCP be
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designated to provide the services. Prior to requesting that another School HCP be designated,
NKC will provide thirty (30) days’ notice to UW of any issues or concerns with regard to
performance. Whenever such issues or concerns are raised, the parties will engage in good faith
discussions to resolve any disagreement as to the performance and to resolve any dispute to the
mutual satisfaction of the parties. Proposal of any subsequent School HCP to provide the same
Medical Director services shall be within the sole discretion of UW. However, prior to
designation of any other School HCP, UW will seek consultation with and concurrence from
NKC, which NKC shall not unreasonably withhold. If NKC reasonably withholds such consent,
this Agreement shall terminate upon written notice thereof to UW.

1.2 Responsibilities. The School HCP’s primary task shall be to ensure that at all
times the Program is providing quality patient care in a safe, comfortable setting while ensuring
efficiency and a high level of patient satisfaction. The School HCP shall devote his/her best
efforts to serving as Medical Director of the Program, including, but not limited to, performing:
(a) those services customarily performed by medical directors of dialysis facilities; (b) the duties
set forth in the attached Exhibit B; and (c) such other duties as NKC may reasonably request
from time to time. The School HCP shall report to NKC’s Chief Medical Officer while
performing services under this Agreement.

1.3  Private Practice. The School HCP may provide professional services outside the
scope of this Agreement to the extent consistent with the satisfactory discharge of the School
HCP’s responsibilities set forth in this Agreement.

1.4  Absences. If the School HCP will be absent from the Program, UW and the
School HCP shall give prior notice to NKC’s Chief Medical Officer and arrange for competent
and qualified services of another physician (the “Covering Medical Director”) acceptable to
NKC to discharge all the School HCP’s duties to NKC’s satisfaction. UW acknowledges and
agrees that all obligations under this Agreement (except Section 9) shall be binding on the
Covering Medical Director to the same extent as if the Covering Medical Director were a party
hereto. UW shall communicate such obligation to the Covering Medical Director and shall obtain
and provide to NKC the Covering Medical Director’s written commitment that he or she will
comply with such terms; and that NKC may require such physician to execute a document
acknowledging such obligations before such physician may serve as the Covering Medical
Director. The UW is responsible for paying any and all compensation to the Covering Medical
Director for performance of duties under this Agreement.

1.5  Expenditures and Contracting. The School HCP may, in the performance of his
or her duties, be asked to participate in determining expenditures and reviewing agreements of
NKC and/or the Program as provided in Exhibit B. Notwithstanding any other provision of this
Agreement, neither UW nor the School HCP shall have no authority to make any expenditure or
enter into any agreement on behalf of or in the name of NKC or the Program, without NKC’s
express advance written approval.

2. QUALIFICATIONS

2.1 Qualifications. The School HCP shall maintain the following qualifications, none
of which may at any time be restricted, suspended, revoked or unrenewed: (a) licensure to

UW 2023 NKC-Mayeda Page 2 of 20
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practice medicine in the State of Washington and good standing with the Washington State
Medical Commission; (b) a Federal DEA number; (¢) membership on NKC’s active medical
staff with appropriate clinical privileges; (d) participation in and qualification for reimbursement
from the Medicare program and the Washington Medicaid program; and (e) insurance coverage
as required in Section 6 below. In addition, except to the extent otherwise agreed in writing by
NKC’s Chief Executive Officer, the School HCP shall maintain a substantial (as determined by
NKC in its reasonable discretion) clinical practice as a nephrologist at all times during the term
of this Agreement. Upon NKC’s request, UW and the School HCP shall provide evidence
satisfactory to NKC of his/her compliance with this section. UW and the School HCP shall
immediately notify NKC if the School HCP lacks any of the above qualifications; if the School
HCP’s medical staff membership or privileges at any other health care facility are revoked,
terminated, restricted, suspended or unrenewed; or if the School HCP ceases to maintain a
substantial clinical practice as a nephrologist.

2.2 Medical Staff Activities. To the extent feasible, the School HCP shall attend staff
conferences and shall comply with the procedures, rules, and regulations of NKC’s Medical
Staff. NKC shall be responsible for providing the School HCP with notice of such procedures,
rules, and regulations. The School HCP shall perform such teaching and similar duties as are in
accordance with the education program of NKC’s staff and employees and consistent with ESRD
program requirements.

3. SPACE, UTILITIES, SUPPLIES, EQUIPMENT AND PERSONNEL

NKC shall, within annual budgetary allowances, provide space, utilities, supplies and
equipment necessary for the School HCP to perform his/her duties as Medical Director. NKC
shall maintain such facilities and equipment in good condition and repair. The School HCP will
not use any such space, utilities, supplies, equipment or personnel at any time for the private
practice of medicine. NKC shall maintain any applicable licensure under Washington State law
and applicable accreditation by appropriate accrediting body or bodies. NKC shall notify UW
promptly of any material change in such Washington licensing or accreditation status.

4. COMPENSATION

UW’s entire compensation under this Agreement is set forth in the attached Exhibit C.
The School HCP is not entitled to any employee benefits normally established for NKC
personnel, except liability coverage to the limits established by NKC for liabilities incurred while
acting within the scope of duties as medical director under this Agreement. The parties agree that
all compensation to be paid over the term of this Agreement does not exceed fair market value, is
not determined in a manner that takes into account the volume or value of referrals or other
business that might be generated among UW, the School HCP, and NKC, except as permitted by
law, and does not require the limitation or withholding of items or services from patients in
violation of any federal, state or local law.

S. TERM AND TERMINATION

51 Term. The term of this Agreement, unless earlier terminated, is one (1) year,
commencing on the date set forth at the end of this Agreement. This Agreement shall

UW 2023 NKC-Mayeda Page 3 of 20
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automatically renew for additional one-year term(s) unless earlier terminated as provided herein
or by notice of nonrenewal at least thirty (30) days before an anniversary of the commencement
date. UW reserves the right to review and request changes to the financial terms on an annual
basis, to account for changes in School HCP compensation and FMV.

5.2 Automatic Termination. This Agreement shall terminate automatically and
without notice upon (a) the exclusion of UW or the School HCP from participation in a federal
health care program or from contracting with state or federal agencies; (b) conviction, including
a plea of nolo contendere, of any felony or of any crime involving moral turpitude by either
party; or (c) the termination of the School HCP’s employment with UW, unless UW’s rights and
obligations under this Agreement are assigned to a successor employer pursuant to Section 1.6
above effective as of the date of such termination..

5.3  Termination for Material Breach. UW may terminate this Agreement in the
event of a material breach of this Agreement by NKC, and NKC may terminate this Agreement
in the event of a material breach of this Agreement by UW or the School HCP. The non-
breaching party shall send the breaching party notice describing the breach with reasonable
specificity, including any steps that must be taken to cure such breach. If the breaching party
fails to cure such breach to the reasonable satisfaction of the other party within thirty (30) days
after receipt of such notice, this Agreement shall immediately terminate at the end of such 30-
day period.

5.4 Termination for Cause. UW or NKC may terminate this Agreement for cause
and without notice except that termination under subsections (c) and (ii) below shall require
thirty (30) days’ notice. Cause for termination shall include but not be limited to: (a) dishonesty,
professional misconduct, or misappropriation of funds by the other party; (b) conduct of the
other party that, in the non-breaching party’s reasonable judgment, makes termination necessary
to protect patient health or safety; (c) a determination that, in the reasonable judgment of the
Chief Medical Officer, the School HCP has failed to provide effective supervision of Program
staff; or (d) other good cause as defined in law or in equity. Cause for termination by IUW also
shall include but not be limited to: (i) any of the foregoing as it relates to the School HCP; (ii) the
failure of the School HCP to maintain any of the qualifications described in Section 2.1 above or
to maintain a clinical practice as a nephrologist as required by Section 2.1 above; or (iii) the
School HCP’s privileges are either terminated or suspended for a period more than thirty (30)
days by the medical staff or management of a health care facility where the School HCP has
privileges.

5.5  Effect of Termination. Upon termination of this Agreement, neither UW nor the
School HCP shall in any way interfere with the assumption by a successor physician or successor
employer of any of UW’s or the School HCP’s duties under this Agreement; UW and the School
HCP shall deliver to NKC all records necessary for the conduct of the business of NKC and the
Program, and all other NKC property in UW’s or the School HCP’s possession; and each
provision requiring continuing performance shall survive termination of this Agreement,
including but not limited to Sections 6, 7, 8, and 9. Termination of this Agreement shall not
entitle the School HCP to any rights of appeal or hearing under NKC’s medical staff bylaws or
otherwise. If the Agreement is terminated other than at the expiration of a term, the parties shall
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not enter into a new arrangement for the services that are the subject of this Agreement before
the expiration of the then current term. NKC will pay services through the date of termination.

6. INSURANCE AND INDEMNIFICATION

6.1  UW Insurance. UW provides professional liability coverage for the direct patient
care activities of its physicians, including the School HCP. UW shall maintain and provide NKC
with proof of professional liability insurance coverage for the School HCP with minimum limits
of one million dollars ($1,000,000) per occurrence and five million dollars ($5,000,000) in the
aggregate. UW’s self-insurance program operates on an occurrence basis.

6.2 NKC Insurance. NKC shall provide to the School HCP the same professional
and general liability coverage it provides its employees, independent contractors and advisors
while the School HCP is acting within the scope of his/her duties as Medical Director under this
Agreement, with minimum limits of one million dollars ($1,000,000) per occurrence and five
million dollars ($5,000,000) in the aggregate. If NKC’s policy is on a “claims made” basis
during this Agreement, NKC shall provide continued professional and general liability coverage
for the School HCP for five years after termination of this Agreement.

6.3 Mutual Indemnification. UW agrees to defend, indemnify, and hold NKC and
its employees, agents, and officers harmless for any and all losses, claims, damages, costs, or
expenses, including reasonable attorneys’ and/or consultants’ fees (“Claims”), arising from
negligent acts or omissions of UW, its employees, agents, or officers in the performance of
duties imposed under this Agreement except to the extent a School HCP is performing services
as Medical Director under this Agreement. NKC agrees that UW shall not be responsible for any
corporate or other liability arising from the managerial, financial, administrative, or operational
activities unrelated to direct clinical care. This indemnification shall not apply to the extent that
the claim, suit, damage, or liability is caused by the negligent, reckless, or intentionally tortious
acts or omissions of NKC or its agents, employees, or officers.

NKC agrees to defend, indemnify, and hold UW and its employees, agents,
including School HCP when performing services as Medical Director, and officers harmless for
any Claims arising from negligent acts or omissions of NKC, its employees, agents, or officers in
the performance of duties imposed under this Agreement. This indemnification shall not apply to
the extent that the claim, suit, damage, or liability is caused by the negligent, reckless, or
intentionally tortious acts or omissions of UW or its agents, employees, or officers.

The party seeking indemnification under this Section (the “Indemnified Party”)
shall provide written notice within thirty (30) days of the receipt of any third-party claim covered
hereunder to the party from whom indemnification is sought (the “Indemnifying Party”). The
Indemnifying Party shall have the right to assume exclusive control of the defense of such claim,
or at the option of the Indemnifying Party, to settle such claim. The Indemnified Party agrees to
cooperate reasonably with the Indemnifying Party in connection with the performance by the
Indemnifying Party of its obligations under this Section, and failure to do so shall terminate the
Indemnifying Party’s obligations under this Section.
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7. REPORTS AND RECORDS

7.1  Ownership of Reports and Records. It is agreed that all reports and records
relative to the Program and NKC are the property of NKC and are to be considered and treated as
the NKC’s records.

7.2 Access to Records. NKC agrees to provide access to UW to records, including
medical records, for the purposes of treatment, payment, and health care operations related to the
services provided under this Agreement.

7.3  Maintenance of and Access to Books and Records. This Section 7.3 is included
because of the possible application of Section 1861(v)(1)(I) of the Social Security Act to this
Agreement; but if that section should be found inapplicable to this Agreement, then this Section
7.3 shall be deemed not to be part of this Agreement and shall be void: Upon the written request
of the Secretary of Health and Human Services or the Comptroller General or any of their duly
authorized representatives, UW and/or the School HCP shall make available those contracts,
books, documents, and records necessary to verify the nature and extent of the costs of providing
services under this Agreement. Such inspection shall be available up to four (4) years after the
rendering of such services. I[f UW and/or the School HCP carries out any of the duties of this
Agreement through a subcontract with a value of $10,000 or more over a 12-month period with a
related individual or organization, UW and/or the School HCP shall include this requirement in
any such subcontract. No attorney-client, accountant-client, or other legal privilege will be
deemed to have been waived by UW, the School HCP, or NKC by virtue of this Agreement.

8. CONFIDENTIALITY

Neither UW nor the School HCP shall, directly or indirectly, divulge, disclose or
communicate to any person or entity, any nonpublic, confidential information with regard to this
Agreement, or the operational, financial, contractual, or other affairs of NKC or the Program,
except as may be required by law. As used in this Section 8, confidential information shall
include nonpublic information about the financial performance, strategic plans, cost and expense
data, trade secrets, payor, supplier or patient contracts, partnership arrangements, manuals,
policies and procedures, patient lists, and similar data of NKC or the Program. Confidential
information shall not include any information in the public domain or any information that
becomes part of the public domain through no fault of UW or the School HCP. The terms of this
section shall survive any termination or expiration of this Agreement.

NKC acknowledges that UW is a state agency subject to public disclosure laws. Should
UW receive a Public Records Act request for NKC’s Confidential Information, UW will provide
notice to NKC to permit NKC to seek a protective order or other judicial relief. UW at all times
retains sole discretion regarding which documents it believes it is required to produce.

9. COVENANTS

9.1 Nonsolicitation by the School HCP. During the term of this Agreement and for a
period of six (6) months following its termination, the School HCP will not, for his or her own
benefit or the benefit of others, directly or indirectly, (a) solicit any kidney dialysis business from
any person or entity that has or has had a business relationship with NKC, or disrupt or attempt
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to disrupt, any relationship, contractual or otherwise, between NKC and any such person or
entity, including any patient, payor, physician, provider, managed care organization, or supplier;
or (b) induce, or attempt to induce, any employee of NKC to terminate his or her association
with NKC.

9.2 Nonsolicitation by NKC. For a period ending six (6) months after the date of the
earlier of (i) the date that School HCP ceases to be employed by UW or (ii) termination of this
Agreement (“the Restriction Period””), NKC (whether through its officers, administrators or
otherwise) will not offer, directly or indirectly, or through any third Parties, partnerships, firms,
corporations, associations or other entities, employment to any practitioner who has performed
services under this Agreement, or solicit School HCP to terminate any contract or working
relationship with UW.

9.3 Remedies. The parties agree that any breach or any threatened breach of any
covenant in this Section 9 will cause irreparable injury to the non-breaching party and that the
remedy at law will be inadequate. Therefore, in the event of any actual or threatened breach of
any provision of this Section 9, the non-breaching party shall be entitled to any or all of the
following remedies: (a) preliminary and permanent injunctions restraining such actual or
threatened breach; (b) reasonable attorneys’ fees to enforce this Agreement; (c) damages; and
(d) any and all other remedies provided for at law or in equity. The remedies under this section
are cumulatlve, are in addition to any others given under this Agreement, by law or in equity,
and may be enforced successively or concurrently at the non-breaching party’s option.

9.4  Priority of Patient Care. Nothing in these covenants shall be deemed to prohibit
the School HCP from exercising his/her independent medical judgment, or to permit any
interference with such independent medical judgment, concerning the medical treatment of the
School HCP’s patients in any manner whatsoever in any location whatsoever, and shall not be
deemed to require the referral of any such patient to any facility of NKC.

9.5  Divisibility. The parties agree that the covenants in this Section 9, including the
scope of the restricted activities and the duration of such restrictions, are fair and reasonably
necessary for the protection of the legitimate interests of NKC, in light of all of the facts and
circumstances of the relationship between the parties. If any court or other tribunal of competent
jurisdiction finds that this Section 9 is excessively broad and declines to enforce any provision of
this Section 9, the covenants herein shall be deemed to be modified to restrict the activities of
Doctor to the maximum extent enforceable by law and in equity.

10. DISPUTE RESOLUTION

10.1 Notice of Dispute, Negotiation and Mediation. Prior to commencing any legal
action, the Parties will attempt in good faith to resolve through negotiation any dispute, claim or
controversy arising out of or relating to this Agreement. Either Party may initiate such
negotiations by providing written notice to the other Party specifying that this provision of the
Agreement is being utilized and describing the subject matter of the dispute and relief requested.
The Party receiving such notice will respond in writing within seven (7) business days with a
statement of its position on and recommended solution to the dispute. If the dispute is not
resolved by this exchange of correspondence, then the representatives of each Party with full
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settlement authority shall meet at a mutually agreeable time and place in Seattle, Washington
within fourteen (14) business days of the date of the initial notice to exchange information and
perspectives, and to attempt in good faith to resolve the dispute. If the dispute is not resolved by
these negotiations, then the matter will be submitted to a mutually agreeable and recognized
mediation service prior to initiating legal action. Any such mediation will be conducted in
Seattle, Washington, and the costs of the mediation shall be shared equally by the Parties.

10.2 Violations of Selected Covenants. Notwithstanding any other provision of this
Agreement, disputes relating to any breach or alleged breach of the covenants set forth in
Section 9 shall not be subject to the mediation provisions set forth in Section 10.1 above. The
parties may seek relief from any court for disputes involving such matters.

11. GENERAL PROVISIONS

11.1  Relationship of Parties. Nothing in this Agreement will be construed or deemed to
create a relationship of employer and employee, partner, joint venture, or principal agent
between NKC and UW, its faculty, employees, agents or officers. In the performance of the
professional work and responsibilities for medical services assumed by the School HCP under
this Agreement, it is mutually understood and agreed that the School HCP is an independent
nephrologist. The School HCP shall exercise medical judgment as a nephrologist, free of any
direction or control of NKC, in a manner consistent with currently approved methods and
practices of the profession and in compliance with the standards and policies of NKC’s Medical
Staff. In administrative matters, it is mutually understood and agreed that the School HCP shall
cause the Program to comply with all business and administrative policies prescribed by NKC.

11.2  Use of Names, Trade Names, Trademarks and Service Marks. Except as
otherwise agreed in advance in writing, neither party will use the o’her party's name, either alone
or in connection with another word or words, nor shall it use’the other's proprietary marks,
trademarks, service marks, trade names, symbols, logos or designs, for any purpose that implies
endorsement by or affiliation or association with the other party or for any promotional or
commercial purpose whatsoever (including, but not limited to, any press release, sales or
marketing publication or correspondence, advertisement, or similar communication), without the
express prior written approval of the o’her party's officer who has been duly-designated for such
purposes.

11.3  Nonassignability. Neither party may assign or delegate its rights, obligations, and
duties under this Agreement without the prior written agreement of the other party, except as
provided in Sections 1.1 and 1.5.

11.4 Notices. Any notice given hereunder shall be in writing and shall be served
personally or by depositing same in the United States mail, registered or certified, return receipt
requested, postage prepaid and addressed to the intended party set forth below, or to such other
address as a party may have furnished to the other as a place for the service of notice. Any notice
so mailed shall be deemed to have been given upon personal delivery or three (3) days after the
time the same is deposited in the United States mail.
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If to UW: Department of Medicine
University of Washington
Box 356521
Seattle, WA 98195
Attention: Division Administrator, Nephrology

with a copy to:

Sam Caldwell, Agreements Manager
UW Department of Medicine

Box 356420

Seattle, WA 98195

Ifto NKC:  Northwest Kidney Centers
12901 20" Avenue S
SeaTac, WA 98168
Attention: President/Chief Executive Officer

11.5 No Requirement to Refer or Limit Services. Nothing in this Agreement shall be
interpreted as requiring either party to make referrals of any items or services to the other, or to
limit or withhold items or services from patients, in violation of any federal, state or local law.

11.6 Compliance with Applicable Laws. At all times during the term of this
Agreement, each of the parties shall perform their respective obligations hereunder in accordance
with all applicable federal, state and local laws and regulations.

11.7 Tax Exemption. This Agreement shall be amended by the parties as NKC deems
necessary to protect its tax-exempt status.

11.8 Modifications for Prospective Legal Events. If any federal, state or local law or
regulation, now existing or enacted or promulgated after the effective date of this Agreement is
interpreted by judicial decision, a regulatory agency or legal counsel to either party in such a
manner as to indicate that a provision of this Agreement may be in violation of such law or
regulation, the parties shall amend this Agreement as necessary. To the maximum extent
possible, any such amendment shall preserve the underlying economic and financial
arrangements between the parties. If the Parties are unable to reach agreement, or if in the
opinion of any Party it is not possible to bring the Agreement into compliance through mutual
agreement, either Party may terminate this Agreement upon thirty (30) days’ written notice to the
other Party.

11.9 Miscellaneous. This Agreement (along with the exhibits attached hereto, which
are incorporated herein by this reference) constitutes the entire agreement between the parties
with respect to the providers in Exhibit A and supersedes all prior offers and negotiations, oral
and written. This Agreement may not be amended or modified in any respect whatsoever except
by an instrument in writing signed by the parties hereto. No waiver of any provision hereof shall
be deemed to have been made unless and until such waiver shall have been reduced to writing
and signed by the party to be bound. No waiver of any default under this Agreement shall
constitute or operate as a waiver of any subsequent default hereunder. All terms of this
Agreement shall be binding upon and inure to the benefit of the parties’ respective successors
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and permitted assigns. If one or more of the provisions of this Agreement for any reason is held
to be invalid, illegal or unenforceable in any respect, such invalidity, illegality or
unenforceability shall not affect any other provisions of hereof, but this Agreement shall be
construed as if such invalid, illegal or unenforceable provisions had not been contained herein.

11.10 HIPAA. The parties agree that UW is a Business Associate of NKC in the
provision of medical director services and that NKC is a Covered Entity as defined in 45 C.F.R.
Parts 160, 162, and 164. Confidentiality of protected health information will be maintained as set
forth in Exhibit D. UW will instruct School HCPs performing services pursuant to this
Agreement to follow the terms and conditions of NKC’s Notice of Privacy Practices (NPP). In
accordance with the NPP, the Parties may share protected health information with each other to
carry out treatment, payment, or health care operations. NKC shall make good faith efforts to
obtain patients’ written acknowledgement of the NPP as required by 45 C.F.R. §164.520.

11.11 Risk Management, Quality Improvement, and Peer Review. UW Medicine’s
and NKC’s quality improvement, patient grievance, adverse event, and risk management
activities are protected as applicable under RCW 70.41.200, 4.24.250, and/or 43.70.510. School
HCPs shall fully participate in and cooperate with NKC’s above-described activities related to
Medical Director services under this Agreement. Through the UW Medicine Coordinated
Quality Improvement Plan and program, UW also may perform quality reviews on clinical
professional services rendered by School HCPs as members of NKC’s Medical Staff.
Coordination, cooperation, and communication between UW Medicine and NKC related to the
above-described activities also are protected by the laws cited in this subsection, and are not
intended to waive any rights to confidentiality or immunity from discovery provided by those
laws or by other applicable law.

Signature page follows.
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Effective as of the date first set forth above, when signed by both the Chief Medical
Officer and the President/Chief Executive Officer of NKC.

UNIVERSITY OF WASHINGTON

DocuSigned by:
CE91BA8124C140D...
Julie Reid

Vice Dean, Administration and Finance
School of Medicine

9/14/2023
Date: /14/

DS DocuSigned by:
SC
L By: mbz Buswedl
FBB4C28036B5419...

Betsy Buswell, MBA
Vice-Chair, Finance and Administration
Department of Medicine
for Barbara Jung, MD

Professor and Chair, Department of Medicine

9/15/2023
Date: 15/

DocuSigned by:
By: l KO\}VLAS(L ML(A,V‘O*V'(L

7977DDFD4E2548B...

Rajnish Mehrotra, MD, MS
Head, Division of Nephrology

Date: 9/14/2023

Read and Acknowledged:

EDocuSigned by:
5101B8E1950E44E...

Laura Mayeda, MD, MPH
Clinical Assistant Professor

14/202
Date: 9/14/2023
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NORTHWEST KIDNEY CENTERS,
a Washington nonprofit corporation

DocuSigned by:

Matt Kiara, M)

By: CF1623836C2C436...

Its Chief Medical Officer

9/20/2023 | 3:22 PM PDT
Date:

DocuSigned by:
By: @m ey

149DEO3ZEEBO49E.

Its President/Chief Executive Officer

9/20/2023 | 4:19 PM PDT
Date:
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Exhibit A

The following School HCP shall provide Medical Director services as described in Exhibit B:
Laura Mayeda, MD
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Exhibit B
Facility Medical Director Responsibilities — NKC Everett Kidney Center

1. DEFINITION OF THE TERM, “FACILITY MEDICAL DIRECTOR” AND
ASSIGNMENT OF MEDICAL DIRECTOR

The “Facility” as used in the Agreement means the NKC Everett Kidney Center operated by the
Northwest Kidney Centers. Laura Mayeda, MD shall provide the Medical Director services
described in the Exhibit B and is the nephrologist responsible for the delivery of patient care and
outcomes at the facility. The Medical Director is accountable to the Operations Committee (the
“facility governing body,” as defined in the Conditions for Coverage) for the quality of medical
care provided to patients.

2. QUALIFICATIONS

The facility Medical Director must be a member of the NKC medical staff. Per the federal
Conditions for Coverage (42 C.F.R. § 494.140(a)), the Medical Director must be board certified
in Internal Medicine and have completed a Board-approved training program in nephrology, or
have been granted exception approval by the Secretary of DHHS. The Medical Director must have
12 months’ experience providing care to patients receiving dialysis.

3. RESPONSIBILITIES
The Medical Director responsibilities include, but are not limited to, the following:
uality Assessment and Performance Improvement Programs

1. The Medical Director shall ensure that the facility develops, implements, maintains and
evaluates an effective, data driven Quality Assessment and Performance Improvement
program (“QA/PI program”) with participation by the professional members of the
multidisciplinary team. The Medical Director is the chair of the facility’s multidisciplinary
team and shall collaborate closely with the Clinical Director in directing the QA/PI program.

2. The QA/PI program must reflect the complexity of the facility’s organization and services
and must focus on indicators related to improved health outcomes and the prevention and
reduction of medical errors. The facility must maintain and demonstrate evidence of its
QA/PI program for review by CMS.

3. The QA/PI program, as defined in 42 C.F.R. § 494.110, must include, but not be limited to, an
ongoing program that achieves measurable improvement in health outcomes and a reduction
of medical errors, using indicators or performance measures associated with improved health
outcomes and reduction of errors.

4. The Medical Director shall ensure that the facility measures, analyzes and tracks quality
indicators and other aspects of performance that reflect processes of care and facility
operations. Components of the facility’s Quality Assessment program shall include, but are
not limited to, the following:

a. Adequacy of dialysis
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b. Nutritional status

c. Mineral metabolism and renal bone disease

d. Anemiamanagement

e. Vascularaccess

f. Medical injuries and medical errors identification: The Medical Director shall review

and monitor all Quality Improvement Reports (QIRs), analyze trends and identify
areas that need remediation.

g. Patient satisfaction and grievances

h. Infection control: The facility shall analyze and document incidence of infections,
develop action plans to minimize infection transmission and promote immunization,
and take actions to reduce future incidents.

5. The Medical Director shall ensure that the facility continuously monitors performance, take
actions that result in performance improvements, and track performance to ensure that
improvements are sustained over time.

6. The Medical Director, in conjunction with the facility’s multidisciplinary team, shall set the
priorities for the facility’s Performance Improvement program considering prevalence and
severity of identified problems from the facility’s Quality Assessment and giving priority to
improvement activities that affect clinical outcomes or patient safety.

7. The Medical Director is responsible for ensuring that the facility correct any immediate
problems that threaten the health and safety of patients.

8. The Performance Improvement program goals and progress shall be reviewed monthly by the
inter-disciplinary team, and shall be reported to the Operations Committee, per policy.

9. The Medical Director shall consult with attending physicians as needed to achieve
Performance Improvement program goals.

Staff Education/Training/Performance

1. The Medical Director shall ensure ongoing educational opportunities are available and/or
provided to the facility staff about care, practices, and clinical topics. The Medical Director
shall serve as a medical consultant to facility staff and management.

2. The Medical Director shall ensure that education programs and in- services, as delegated by
the Medical Director to the NKC Clinical Director of Education and Education Department,
meet the needs of the facility staff to ensure they demonstrate ongoing performance and skill
competencies.

Policies and Procedures

1. The Medical Director shall implement the development, periodic review and approval of a
“patient care policies and procedures manual” for the facility, which manual shall be prepared
by those individuals designated by the Operations Committee.
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2.

The Medical Director shall ensure that all policies and procedures related to patient care,
infection control, and safety are adhered to by the facility’s patient care staff and the attending
physicians and their extenders.

The Medical Director shall ensure that all policies and procedures relating to patient
admissions, transfers or discharges (as specified in 42 C.F.R. § 494.180(f)) are adhered to by
the facility’s patient care staff and the attending nephrologist.

Direction of Professional Services in Emergencies

1.

In a crisis or emergency, the Medical Director shall assure or cause to be provided clinical
management for patients whose attending nephrologist cannot be reached for orders, but in all
other instances shall not interfere with the therapeutic autonomy of the attending physician,
per Medical Staff Bylaws.

Water Quality/Equipment/Environment/Safety

1.

The Medical Director shall have knowledge and understanding of the components of the
facility’s water treatment system and how they relate to ANSI/AAMI RD52:2004.

The Medical Director shall ensure that the water and equipment used for facility’s dialysis
meets the requirements found at ANSI/JAAMIRDS52:2004.

The Medical Director shall monitor the quality of the facility’s water and dialysate. He/she
shall review all water systems testing (in particular, for chlorine, chloramines, endotoxin and
bacteria. Any levels that deviate from the standard must have a corrective action plan
developed by the Medical Director and Facility System Specialist.

The Medical Director shall ensure that all equipment used in the facility for direct patient care
1s maintained in accordance with manufacturers’ standards.

The Medical Director shall ensure a sanitary environment in the facility and monitor the
transmission of infectious agents within the facility.

The Medical Director shall ensure that facility staff demonstrate compliance with infection
control practices and report any issues to the appropriate individuals, per policy.

Medical Leadership

1.

The Medical Director shall proactively consult with nephrologists and other physicians who
provide care for patients in the facility and serves as the representative of NKC to such
physicians.

The Medical Director shall support the facility Clinical Director, who is responsible for
ensuring that each patient in the facility is provided with an individualized and comprehensive
assessment of needs from which the patient’s plan of care is developed in the timelines
specified per policy. It is the responsibility of the Operations Committee (not the Medical
Director) to ensure medical staff compliance with the facility’s comprehensive patient
assessment and plan of care policy.
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To the extent feasible, the Medical Director shall participate as a member of the NKC Medical
Director team and attend monthly Medical Director meetings.

To the extent feasible, the Medical Director is expected to attend medical staff meetings and
participate in NKC medical staff activities.

The Medical Director is required to submit a monthly log of hours spent on medical director’s
duties, due by the 10th day of the following month. Compensation for the month is paid upon
receipt of the log.

As time allows, the Medical Director is encouraged to provide leadership for clinical
issues/improvements that affect the entire organization (e.g., develop new protocols, revise
standing orders, change the electronic medical record, improve intake practices, and oversee
new programs for patients).

Community Links

1.

The Medical Director serves as the facility’s medical representative to other medical staff,
patients and their family or caregivers (or both), and the general public.

2. The Medical Director is asked to participate, as time allows, in public events associated with

the facility.

4. REPORTING AND OTHER RESPONSIBILITIES

1.

The Medical Director is directly accountable to and reports to the NKC Chief Medical Officer,
who supervises his/her performance and provides annual reviews.

The Medical Director is responsible to the Operations Committee in the fulfillment of the
responsibilities outlined for the Medical Director in the Conditions for Coverage.

The Medical Director regularly collaborates with the:
e Facility’s Clinical Director
e Facility’s Nurse Manager
e Facility clinical staff including inter-disciplinary team members
e CMO
e Vice President of Clinical Operations
e Vice President of Administrative Operations
e President/CEO
e Other Medical Directors

UW 2023 NKC-Mayeda Page 16 of 20

71



DocuSign Envelope ID: 29C4CD15-9D79-49F 1-B5AF-593DA58DCDBF

Exhibit C
Medical Director Compensation and Log
Laura Mayeda, MD

NKC agrees to pay UW as follows for the provision of Medical Director services by the School
HCP, subject to changes based on the calculations made per paragraph 2 below. The amount
stated below is effective on August 1, 2023 and reflects the mutual agreement of the parties as to
the payment required to compensate for the responsibilities and duties set forth in Exhibit B. This
amount is also consistent with the fair market range of compensation for similarly situated
Medical Directors with similar sets of duties. UW may compensate the School HCP in any way
UW deems appropriate, but consistent with Sections 4 and 11.4 of this Agreement.

l. The compensation from NKC to UW is seventy thousand ($70,000.00) per year, payable
in equal monthly installments based on submission of the Medical Director log, in arrears, as of
the 15" day of the following month. Payment shall be directed to:

University of Washington School of Medicine
Dept of Medicine, Division of Nephrology
1959 NE Pacific Street, BB1263, Box 356521
Seattle, WA 98195

Attention: Division Administrator

2. On or before the 10" day of each month, Medical Director will submit a signed medical
director log documenting the hours he spent during the previous month on medical director
duties. Medical Director is not entitled to payment from NKC unless and until he/she submits the
completed medical director log for the previous month.

3. Pursuant to RCW 43.17.240, NKC agrees to pay UW interest at the rate of one percent
per month, on any undisputed past due amounts. An amount shall be considered “past due”
hereunder only if (a) the signed Medical Director log for the month in question has been
accurately completed and submitted to NKC pursuant to paragraph 2 above, (b) UW has
invoiced NKC accurately for the payment in question, and (c) NKC failed to pay the amount
stated in such invoice within thirty (30) days following NKC’s receipt of such invoice.

4. UW periodically increases salaries and fringe benefits awarded to UW faculty members
within UW guidelines. In the event that, during the term of this Agreement, UW provides for an
increase in salary and/or fringe benefits that would otherwise be available to the School HCP,
UW will provide NKC notice of such change and the parties may mutually agree to negotiate a
change in the compensation due under this Agreement pursuant to Section 11.8 and consistent
with Section 4.
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Exhibit D
HIPAA Business Associate Addendum

Section 1. Use or Disclosure of Protected Health Information. Business Associate
shall not use or disclose PHI received from Covered Entity in any manner that would constitute a
violation of federal law, the Health Insurance Portability and Accountability Act of 1996 and any
regulations enacted pursuant to its provisions (“HIPAA Standards”), and applicable provisions of
Washington state law. Business Associate shall ensure that its directors, officers, employees,
contractors and agents use or disclose PHI received from, or created or received on behalf of
Covered Entity only in accordance with the provisions of the Addendum, the Agreement, and
federal and state law. Business Associate shall not use or disclose PHI in any manner other than
that permitted or required by the Covered Entity for the purpose of providing services to or on
behalf of Covered Entity. Notwithstanding the foregoing, Business Associate may use PHI for
the proper management and administration of the Business Associate and to carry out its legal
responsibilities.

Section 2. Reporting of Unauthorized Use or Disclosure of PHI. Business
Associate shall, within five (5) working days of becoming aware of an unauthorized use or
disclosure of PHI by Business Associate, its officers, directors, employees, contractors, agents or
by a third party to which Business Associate disclosed PHI as permitted by this Addendum of the
Agreement, report any such disclosure to Covered Entity.

Section 3. Agreement by Third Parties. Business Associate shall obtain satisfactory
assurances from any agent or subcontractor who will have access to PHI that is received or
created or received on behalf of the Covered Entity, and shall ensure that the agent or
subcontractor agrees to be bound by the same restrictions, terms and conditions that apply to
Business Associate through this Agreement with respect to PHI. Business Associate shall require
that any agent or subtractor notify Business Associate of any instances in which PHI is used or
disclosed in an unauthorized manner. Business Associate shall take steps to reasonably cure the
breach of confidentiality and end the violation or shall terminate the agency agreement or
subcontract.

Section 4. Access to Information. If Business Associate maintains a Designated Record
Set (DRS) on behalf of Covered Entity, Business Associate agrees to provide access to PHI
about an individual contained in a DRS to Covered Entity, Business Associate shall make
available to Covered Entity such PHI for so long as the information is maintained in the DRS. If
any individual requests access to PHI directly from Business Associate, Business Associate shall
forward such requests to the Covered Entity. Business Associate shall not deny any individual’s
request for access to the individual’s PHI. Instead, any denials of access to PHI requested will be
the responsibility of the Covered Entity.
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Section 5. Availability of PHI for Amendment. Within five days of request from
Covered Entity for the amendment of an individual’s PHI or a record regarding an individual
contained in a DRS (for so long as the PHI is maintained in the DRS), Business Associate shall
provide such information to Covered Entity for amendment and incorporate any such
amendments in the PHI as required by 45 C.F.R. §164.526.

Section 6. Accounting of Disclosures. Business Associate agrees to implement an
appropriate record keeping process to enable it to provide the following information: (i) the date
of the disclosure, (ii) the name of the entity or person who received the PHI, and if known, the
address of such entity or person, (iii) a brief description of the PHI disclosed, and (iv) a brief
statement of the purpose of such disclosure which includes an explanation of the basis for such
disclosure. If Business Associate receives a request for an accounting of disclosures Business
Associate shall forward such request to Covered Entity within a reasonable time frame. It is
Covered Entity’s responsibility to prepare and deliver any requested accounting of disclosures.

Section 7. Availability of Books and Records. Business Associate agrees to make its
internal practices, books and records relating to the use and disclosure of PHI received from
Covered Entity, or created and received on behalf of Covered Entity, available to the Secretary
of the U.S. Department of Health and Human Services for purposes of determining Covered
Entity’s and Business Associate’s compliance with the HIPAA standards. Business Associate
promptly shall provide to Covered Entity a copy of any documentation that Business Associate
provides to the Secretary.

Section 8. Return of Destruction of Information. At the termination of the Agreement,
Business Associate shall return or destroy all PHI received from, or created or received on behalf
of Covered Entity that Business Associate still maintains in any form and retain no copies of
PHI. If Business Associate determines the return or destruction is not feasible, Business
Associate shall notify Covered Entity of the reasons why return or destruction is not feasible. IF
destruction or return of PHI is not feasible, Business Associate shall extend the protections of
this Addendum and the Agreement to such PHI and limit further uses and disclosures of such
PHI to those purposes that make the return or destruction infeasible, for as long as Business
Associate maintains such PHI.

Section 9. Electronic Protected Health Information (ePHI). If Business Associate
creates, receives, maintains or transmits ePHI on behalf of Covered Entity, Business Associate
agrees to (1) implement administrative, physical and technical safeguards that reasonably and
appropriately protect the confidentiality, integrity and availability of Covered Entity’s ePHI (2)
ensure that any third party agent or subcontractor who receives Covered Entity’s ePHI from
Business Associate agrees to implement physical and technical safeguards; and (3) report any
security incidents involving Covered Entity’s ePHI that Business Associate is aware of within a
reasonable time period.
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Section 10. Immediate Termination. Notwithstanding any provision to the contrary in
the underlying Agreement, Covered Entity may terminate its participation in this Agreement
immediately upon written notice to Business Associate without liability for such termination, in
the event that Covered Entity determines that Business Associate has violated a material
provision of the Agreement.

Section 11. Definitions. All terms not otherwise defined herein shall be defined in
accordance with 45 C.F.R. Parts 160 and 164.
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M
THIS SUBLEASE AGREEMENT (*Sublease”) is entered and effective this A day of AR, 20Z- 4, by
NW Kidney Center , a(n) a Washington nonprofit corporation (“Tenant”), and United Seattle LLC , a(n)

Washington Limited Liability Company (“Subtenant”). Tenant entered into that certain lease agreement datedd!ﬂf/

14 . 20 )X ("Master Lease”) with Everett Mall Office Building, LLC , a(n) a Washington limited liability company
as landlord (“Landlord”), for the leased premises legally described in the attached Exhibit 1 (the “Master
Premises”). The Master Premises is located in that certain building commonly known as Everett Mall Office Park
(the “Building”), and situated on real property legally described in the Master Lease (the “Property”). A copy of the
Master Lease, including all amendments and addenda thereto, is attached as Exhibit 2.

Tenant and Subtenant agree as follows:

1. SUBLEASE SUMMARY.

a.

f.

Subleased Premises. Tenant leases to Subtenant and Subtenant leases from Tenant that portion of the
Master Premises (the “Subleased Premises”) consisting of an agreed area of 2,876 rentable square feet
on the 1st floor(s) of the Master Premises, as outlined on the floor plan attached as Exhibit 3 and
commonly known as 1010 SE Everett Mall Way SE 100, Everett, WA 98208 (insert address or suite
number).

. Sublease Commencement Date. The term of this Sublease shall commence upon (check one):

[J Substantial completion of (choose one) [JTenant’s Work, or []Subtenant’s Work as further described
in the attached Exhibit 4 (“Work Letter’), but in no event [ater than , 20

Xl upon mutual execution of the sublease targeted for February 15, 20 21

(the “Sublease Commencement Date”).

Sublease Termination Date. The term of this Sublease shall terminate at midnight on the last day of the
Thirty-Ninth (39th) full month following the Sublease Commencement Date, or one (1) day prior to the
termination date of the Master Lease, whichever is earlier, unless sooner terminated in accordance with
the terms of this Sublease (the “Sublease Termination Date”). Subtenant shall have no right or option to
extend this Sublease.

. Base Rent. Subtenant shall pay to Tenant monthly base rent (check one): [1$ , or [Xlaccording to

the Rent Rider attached hereto (“Base Rent). Rent shall be payable at Tenant's address shown in Section
1(h) below, or such other place designated in writing by Tenant.

Prepaid Rent. Upon execution of this Sublease, Subtenant shall deliver to Tenant the sum of $ 5,272 as
prepaid rent to be applied to Rent due for menthsMONTH 4 through 4 of the Sublease.

Security Deposit. Upon execution of this Sublease, Subtenant shall deliver to Tenant the sum of $
$10,545 to be held as a security deposit pursuant to Section 5 below. The security deposit shall be in the
form of (check one): [Xlcash, check or wire transfer, or [Jletter of credit according to the Letter of Credit
Rider (CBA Form LCR) attached hereto.

Permitted Use. The Subleased Premises shall be used only for general office purposes , subject to the
Master Lease, applicable zoning, and other laws, and for no other purpose without the prior written
consent of Tenant (the “Permitted Use”).

Notice and Payment Addresses:

Tenant:
NW Kidney Center
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700 Broadway Seattle, WA 98122
Attn: Austin Ross
Email: Austin.ross@nwkidney.org

Subtenant:
United Seattle LLC - 1010 SE Everett Mall Way Suite 100, Everett, WA 98208

Email: finance@unitedseattlelic.com

i. Subtenant’s Sublease Share. Subtenant’s Sublease Share of any operating costs, common area
charges, additional rent, or other amounts payable by Tenant under the Master Lease is 18.34 % of such
amounts, based upon the ratio of the rentable area of the Subleased Premises to the rentable area of the
Master Premises.

2. PREMISES.

a. Lease of Premises. Tenant leases to Subtenant, and Subtenant leases from Tenant the Subleased
Premises upon the terms specified in this Sublease.

b. Acceptance of Premises. Except as specified elsewhere in this Sublease, Tenant makes no
representations or warranties to Subtenant regarding the Subleased Premises, including the structural
condition of the Subleased Premises or the condition of all mechanical, electrical, and other systems on
the Subleased Premises. Except for any subtenant improvements to be completed by Tenant as described
in the Work Letter attached as Exhibit 4 (“Tenant's Work”), Subtenant shall accept the Subleased
Premises and its appurtenances in their respective AS-IS, WHERE-IS condition, and shall further be
responsible for performing any work necessary to bring the Subleased Premises into a condition
satisfactory to Subtenant. By signing this Sublease, Subtenant acknowledges that it has had adequate
opportunity to investigate the Subleased Premises, acknowledges responsibility for making any
corrections, alterations and repairs to the Subleased Premises (other than Tenant’'s Work), and
acknowledges that the time needed to complete any such items shall not delay the Sublease
Commencement Date.

c. Subtenant Improvements. The Work Letter attached as Exhibit 4 sets forth all of Tenant's Work, if any,
and all improvements to be completed by Subtenant ( “Subtenant’s Work”), if any, that will be performed
on the Subleased Premises. Responsibility for design, payment and performance of all such work shall be
as set forth in the Work Letter.

3. TERM. The term of this Sublease shall commence on the Commencement Date and shall end on the
Termination Date (the “Term”).

a. Early Possession. Subtenant acknowledges that Tenant may need to obtain Landlord’s consent to this
Sublease as provided in Sections 21 and 24 of this Sublease prior to Subtenant occupying the Subleased
Premises, and that Subtenant shall not occupy the Subleased Premises without the prior written consent
of Tenant. In the event Tenant gives Subtenant access to the Premises preceding the Sublease
Commencement Date for the purpose of installing Subtenant's furniture, telecommunications, fixtures,
telephone systems and computer cabling and the performance of Subtenant's Work, if any, such access
shall be fully coordinated with Tenant in advance and Subtenant shall not interfere with Tenant’'s Work. All
of the terms and conditions of this Sublease, including Subtenant’s insurance and indemnification
obligations, shall apply during such time, except for payment of Base Rent. If Subtenant occupies the
Subleased Premises before the Sublease Commencement Date specified in Section 1, then such date of
occupancy shall not advance the Sublease Commencement Date or Sublease Termination Date set forth
above.

b. Delayed Possession. Tenant shall act diligently g make the Subleased Premises available to Subtenant,
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provided, however, that neither Tenant nor any agent or employee of Tenant shall be liable for any
damage or loss due to Tenant's inability or failure to deliver possession of the Premises to Subtenant as
provided in this Sublease. If possession is delayed, the Sublease Commencement Date set forth in
Section 1 shall also be delayed, but the Sublease Termination Date shall not be extended by such delay. If
Tenant has not delivered possession of the Subleased Premises to Subtenant within days ((60)
days if not filled in) after the Sublease Commencement Date specified in Section 1 (check one): O
Subtenant may elect to cancel this Sublease by giving written notice to Tenant no later than ((10)
days if not filled in) after such time period ends, or [Xl then all Base Rent and Additional Rent (as defined
below) shall be abated for each one (1) day after the Sublease Commencement Date during which
possession of the Subleased Premises has not been delivered to Subtenant. If Subtenant gives notice of
cancellation, as Subtenant’s sole and exclusive remedy, this Sublease shall be cancelled, all prepaid rent
and security deposits shall be refunded to Subtenant, and neither Tenant nor Subtenant shall have any
further obligations to the other.

Notwithstanding anything in this Section 3 to the contrary, to the extent that any portions of the Tenant's
Work or the Subtenant’'s Work have not been completed in time for the Subtenant to occupy or take
possession of the Subleased Premises on the Sublease Commencement Date due to the failure of
Subtenant to fulfill any of its obligations under this Sublease (“Subtenant Delays”), the Sublease shall
nevertheless commence on the Sublease Commencement Date, including without limitation, Subtenant's
obligation to pay Base Rent and Additional Rent, as set forth in Section 1, or upon the date that the
Sublease Commencement Date would have occurred but for the Subtenant Delays.

4. RENT.

a. Payment of Rent. Subtenant shall pay Tenant without notice, demand, deduction or offset, in lawful
money of the United States, the monthly Base Rent stated in Section 1 in advance on or before the first
day of each month during the Sublease Term beginning on (check one). [Jthe Sublease Commencement
Date, or Xl 30 days after mutual execution of a sublease (if no date specified, then on the Sublease
Commencement Date), and any other additional payments due to Tenant (“Additional Rent”, and together
with Base Rent, the “Rent”) when required under this Sublease. Payments for any partial month during the
Term shall be prorated. All payments due to Tenant under this Sublease, including late fees and interest,
shall also constitute Additional Rent, and upon Subtenant’s failure to pay any such costs, charges or
expenses, Tenant shall have the same rights and remedies as otherwise provided in this Sublease for the
failure of Subtenant to pay Rent.

b. Late Charges; Default Interest. If any sums payable by Subtenant to Tenant under this Sublease are not
received within five (5) days of their due date, Subtenant shall pay Tenant an amount equal to the sum
which would be payable by Tenant to the Landlord for an equivalent default under the Master Lease or 5%
of the delinquent amount for the cost of collecting and handling such late payment in addition to the
amount due and as Additional Rent, whichever is greater. All delinquent sums not paid by Subtenant within
five (5) business days of the due date shall, at Tenant's option, bear interest at the rate the Tenant would
pay the Landlord under the Master Lease for an equivalent default or the highest rate of interest allowable
by law, whichever is less. Interest on all delinquent amounts shall be calculated from the original due date
to the date of payment.

c. Less Than Full Payment. Tenant's acceptance of less than the full amount of any payment due from
Subtenant shall not be deemed an accord and satisfaction or compromise of such payment unless Tenant
specifically consents in writing to payment of such lesser sum as an accord and satisfaction or
compromise of the amount which Tenant claims. Any portion that remains to be paid by Tenant shall be
subject to the late charges and default interest provisions of this Section.

5. SECURITY DEPOSIT. Upon execution of this Sublease, Subtenant shall deliver to Tenant the security deposit
specified in Section 1 above. Tenant's obligations with respect to the security deposit are those of a debtor and
not of a trustee, and Tenant may commingle the security deposit with its other funds. If Subtenant defaults in
the performance of any covenant or condition of this Syblease, Tenant shall have the right, but not the
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obligation, to use or retain all or any portion of the security deposit for the payment of: (i) Base Rent, Additional
Rent, or any other sum as to which Subtenant is in default; or (i) the amount Tenant spends or may become
obligated to spend, or to compensate Tenant for any losses incurred by reason of Subtenant's default.
Subtenant acknowledges, however, that the security deposit shall not be considered as a measure of
Subtenant's damages in case of default by Subtenant, and any payment to Tenant from the security deposit
shall not be construed as a payment of liquidated damages for Subtenant's default. If at any time during the
Term of the Sublease the security deposit delivered by Subtenant becomes insufficient to cover the amounts
required under this Section 5, whether or not due to Tenant's application of all or a portion of the security
deposit contemplated by this Section, Subtenant shall, within five (5) days after written demand therefore by
Tenant, deposit with Tenant an amount sufficient to replenish the security deposit to the amount required in
Section 1 above. If Subtenant is not in default of any covenant or condition of this Sublease at the end of the
Term, Tenant shall return any unused portion of the security deposit without interest within 30 days after the
surrender of the Subleased Premises by Subtenant in the condition required by Section 9 of this Sublease.

. MASTER LEASE. Tenant represents to Subtenant that as of the effective date of this Sublease: (a) Tenant
has delivered to Subtenant a complete copy of the Master Lease (which may contain redacted business
terms), which represents all agreements between Landlord and Tenant relating to the leasing, use, and
occupancy of the Subleased Premises, and (b) Tenant has not received notice of an uncured breach or default
from Landlord under the Master Lease. Tenant shall not agree to an amendment to the Master Lease which
would have an adverse effect on Subtenant’s occupancy of the Subleased Premises or its intended use of the
Subleased Premises, without obtaining Subtenant's prior written consent, which consent shall not be
unreasonably withheld, conditioned, or delayed. Subtenant represents that it has read and is familiar with the
terms of the Master Lease.

This Sublease is subject to and subordinate to the Master Lease. If the Master Lease terminates, this
Sublease shall automatically terminate. Tenant and Subtenant shall not, by their omission or act, do or permit
anything to be done which would cause a default under the Master Lease. If the Master Lease terminates or is
forfeited as a result of a default or breach by Tenant or Subtenant under this Sublease and/or the Master
Lease, then the defaulting party shall be liable to the non-defaulting party for the damage suffered as a result
of such termination or forfeiture. Tenant shall exercise diligent, commercially reasonable efforts to cause
Landlord to perform its obligations under the Master Lease for the benefit of the Subtenant.

All the terms, covenants and conditions contained in the Master Lease are incorporated into and made a part
of this Sublease by this reference as if Tenant were the landlord under the Master Lease, the Subtenant were
the tenant under the Master Lease, and the Subleased Premises were the Master Premises, except as may be
inconsistent with the terms contained in this Sublease and except for the following: N/A (none if not specified).

. ADDITIONAL CHARGES. If Tenant shall be charged for additional rent or other sums pursuant to the
provisions of the Master Lease, Subtenant shall be liable for its Sublease Share, as stated in Section 1 above,
of such additional rent or sums, including without limitation, payments for taxes, common area charges, utilities
and services, and operating costs. Subtenant shall be responsible for determining the availability of utilities
and for determining the adequacy of their capacities for Subtenant’'s needs. Subtenant shall install and
connect, as necessary, and directly pay for all water, sewer, gas, janitorial, electricity, garbage removal, heat,
telephone, internet, cable services, and other utilities and services used by Subtenant at the Subleased
Premises during the Term to the extent not already provided by and/or billed by Tenant or Landlord.
Notwithstanding the foregoing, if Subtenant’s use of the Premises incurs utility service charges which are
above those usual and customary for the Permitted Use, Tenant reserves the right to require Subtenant to pay
a reasonable additional charge for such usage. If Subtenant shall procure any additional service for the
Subleased Premises, including but not limited to after-hours HVAC services, Subtenant shall pay for same at
the rates charged by Landlord and shall make such payment to Tenant or to Landlord, as Tenant shall direct.
Any sums payable by Subtenant under this Section shall constitute Additional Rent and shall be paid to Tenant
no later than five (5) days before they are due from Tenant to Landlord under the Master Lease. If Tenant shall
receive any refund for Additional Rent or sums paid under the Master Lease, then, to the extent such refund
relates to time periods falling within the Term of this Sublease, Subtenant shall receive a refund proportionate
to the amounts previously paid by Subtenant for the sggne. Tenant shall, upon request by Subtenant, furnish
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Subtenant with copies of all statements received from Landlord of actual or estimated Additional Rent or other
sums charged under the Master Lease.

Notwithstanding anything in this Sublease to the contrary, the only services or utilities to which Subtenant is
entitled under this Sublease are those to which Tenant is entitled under the Master Lease.

. ALTERATIONS. Subtenant may make alterations, additions or improvements to the Subleased Premises(the
“Alterations”), only with the prior written consent of Tenant and, to the extent required by the Master Lease,
Landlord. The term “Alterations” shall not include: (i) any of Subtenant's Work approved by Tenant pursuant to
Exhibit 4, and (ii)the installation of shelves, movable partitions, or Subtenant’s equipment and trade fixtures,
which may be installed and removed without damaging existing improvements or the structural integrity of the
Subleased Premises, Master Premises, Building, or Property, and Tenant's consent shall not be required for
Subtenant’s installation of those items except to the extent Tenant must obtain the consent of Landlord under
the Master Lease for such installations. Subtenant shall perform all work within the Subleased Premises at
Subtenant’s expense in compliance with all applicable laws and shall complete all Alterations in accordance
with plans and specifications approved by Tenant, using contractors approved by Tenant, and in a manner so
as to not unreasonably interfere with other tenants. Subtenant shall pay when due, all claims for labor or
materials furnished to or for Subtenant at or for use in the Subleased Premises, which claims are or may be
secured by any mechanics’ or materialmens’ liens against the Subleased Premises or Property or any interest
therein. Except as otherwise provided in the Work Letter attached as Exhibit 4 with respect to Subtenant’s
Work, Subtenant shall remove all Alterations at the end of the Sublease term unless Tenant conditioned its
consent upon Subtenant leaving a specified Alteration at the Subleased Premises, in which case Subtenant
shall not remove such Alteration and it shall become Tenant's property. Subtenant shall immediately repair any
damage to the Subleased Premises or adjacent portions of the Master Premises, Building and Property
caused by installation and/or removal of improvements performed as part of Subtenant's Work and/or
Alterations.

. REPAIRS AND MAINTENANCE; SURRENDER. Subtenant shall, at its sole cost and expense, maintain the
Subleased Premises in good condition and promptly make all repairs and replacements, whether structural or
non-structural, necessary to keep the Subleased Premises safe and in good condition, including all utilities and
other systems serving the Subleased Premises, PROVIDED, HOWEVER, IF A REPLACEMENT IS NECESSARY THROUGH
NO FAULT OF SUBTENANT, SUBTENANT SHALL ONLY BE CHARGED A FRACTION OF THE COST OF THE REPLACEMENT,
WHICH SHALL BE CALCULATED AS FOLLOWS: THE COST OF THE REPLACEMENT MULTIPLIED BY THE NUMBER OF MONTHS
REMAINING OF THE SUBLEASE TERM DIVIDED BY THE NUMBER OF MONTHS OF THE USEFUL LIFE OF THE REPLACEMENT
ITEM. Subtenant shall not damage any demising wall or disturb the structural integrity of the Subleased
Premises and shall promptly repair any damage or injury done to any such demising walls or structural
elements caused by Subtenant or its employees, officers, agents, servants, contractors, customers, clients,
visitors, guests, or other licensees or invitees. If Subtenant fails to maintain or repair the Subleased Premises,
Tenant may enter the Subleased Premises and perform such repair or maintenance on behalf of Subtenant. In
such case, Subtenant shall be obligated to pay to Tenant immediately upon receipt of demand for payment, as
Additional Rent, all costs incurred by Tenant in performing such repair or maintenance on behalf of Subtenant.
Subtenant shall be obligated to repair or maintain only those portions of the Subleased Premises as required
of Tenant under the Master Lease. Tenant shall not be required to perform any maintenance, repairs, or
improvements that are the obligation of Landlord under the Master Lease (provided that Tenant shall exercise
diligent, commercially reasonable efforts to cause Landlord to perform its obligations under the Master Lease
for the benefit of the Subtenant) or to make any changes to the Subleased Premises because of the
enactment of any law, ordinance, regulation, order or code during the Term. Notwithstanding anything in this
Section to the contrary, Subtenant shall not be responsible for any repairs to the Subleased Premises made
necessary by the acts of Tenant, Landlord, or their respective employees, officers, agents, servants,
contractors, customers, clients, visitors, guests, or other licensees or invitees.

Upon expiration or earlier termination of the Term, Subtenant shall promptly and peacefully surrender the
Subleased Premises to Tenant, together with all keys, in as good condition as when received by Subtenant or
as thereafter improved (but subject to any obligations to remove any Subtenant’'s Work and Alterations and/or
to restore the same as provided elsewhere in this Suljease), reasonable wear and tear and insured casualty
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excepted.

10. ACCESS AND RIGHT OF ENTRY. After reasonable notice from Tenant (except in cases of emergency,
where no notice is required), Subtenant shall permit Tenant and/or Landlord and their respective agents,
employees and contractors to enter the Subleased Premises at reasonable times to make repairs, alterations,
improvements or inspections. This Section shall not impose any repair or other obligation upon Tenant or
Landlord not expressly stated elsewhere in this Sublease. After reasonable notice to Subtenant, each of
Tenant and Landlord, as the case may be, shall have the right to enter the Subleased Premises for the
purpose of (a) showing the Subleased Premises to prospective purchasers or lenders at any time, and to
prospective tenants within 180 days prior to the expiration or sooner termination of the Term; and (b) posting
“for lease” signs within 180 days prior to the expiration or sooner termination of the Term.

11. DESTRUCTION OR CONDEMNATION.

a. Damage and Repair. If either Landlord or Tenant terminates the Master Lease as a result of
condemnation of or casualty to the Subleased Premises, Master Premises, or Building or Property in
accordance with the Master Lease, this Sublease shall terminate on the same date and in accordance
therewith. If the Subleased Premises or the portion of the Building or Property reasonably necessary for
Subtenant’s occupancy are damaged, destroyed or rendered untenantable, by fire or other casualty,
Tenant may, at its option: (a) terminate this Sublease, or (b) restore (or cause Subtenant to restore) the
Subleased Premises and the portion of the Building and Property reasonably necessary for Subtenant's
occupancy to the same or substantially similar condition that existed before the casualty event. Provided,
however, if such casualty event occurs during the last six (6) months of the Term, then either Subtenant or
Tenant may elect to terminate this Sublease. If, within 60 days after Tenant's receipt of written notice from
Subtenant that Subtenant deems the Subleased Premises or the portion of the Property reasonably
necessary for Subtenant’s occupancy untenantable, Tenant fails to notify Subtenant of its election to
restore those areas, or if Tenant is unable to restore those areas which Tenant is expressly required
hereunder to restore within six (6) months of the date of the casualty event, then Subtenant may elect to
terminate this Sublease by written notice given to Tenant at any time prior to the date on which Tenant
substantially completes restoration of those areas which it is required hereunder to restore.

If Tenant restores the Subleased Premises or the Property as provided under this Section, Tenant shall
proceed with reasonable diligence to complete the work, and Base Rent shall be abated in the same
proportion as the untenantable portion of the Subleased Premises bears to the whole Subleased
Premises, provided that there shall be a Base Rent abatement only if the damage or destruction of the
Subleased Premises or the Property did not result from, or was not contributed to directly or indirectly by,
the act, fault or neglect of Subtenant or Subtenant’s employees, officers, agents, servants, contractors,
customers, clients, visitors, guests, or other licensees or invitees. No damages, compensation or claim
shall be payable by Tenant for Subtenant’s inconvenience, loss of business or annoyance directly,
incidentally or consequentially arising from any repair or restoration of any portion of the Subleased
Premises, Master Premises, Building, or Property. Tenant shall have no obligation to carry insurance of
any kind for the protection of Subtenant or any Alterations or improvements paid for or installed by or on
behalf of Subtenant; any Tenant's Work or Subtenant's Work identified in Exhibit 4 (regardless of who may
have completed them); Subtenant’s furniture; or on any fixtures, equipment, improvements or
appurtenances of Subtenant under this Sublease; and Tenant shall not be obligated to repair any damage
thereto or replace the same unless the damage is caused by Tenant's negligence.

b. Condemnation. If either Landlord or Tenant terminates the Master Lease based on any provision in the
Master Lease relating to eminent domain or conveyance under threat of condemnation, this Sublease shall
terminate on the same date and in accordance therewith. If the Subleased Premises, the portion of the
Building or Property reasonably necessary for Subtenant’s occupancy, or 50% or more of the total rentable
area of the Property are made untenantable by eminent domain, or conveyed under a threat of
condemnation, this Sublease shall terminate at the option of each of Tenant and Subtenant as of the
earlier of the date title vests in the condemning authority or the condemning authority first has possession
of the portion of the Property taken by the condergping authority. All Rent and other payments required
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under this Sublease shall be paid to that date.

If the condemning authority takes a portion of the Subleased Premises or the portion of the Property
necessary for Subtenant’'s occupancy that does not render them untenantable, then this Sublease shall
continue in full force and effect and the Base Rent shall be equitably reduced based on the proportion by
which the floor area of the Subleased Premises is reduced. The reduction in Base Rent shall be effective
on the earlier of the date the condemning authority first has possession of such portion or title vests in the
condemning authority. The Subleased Premises or the portion of the property reasonably necessary for
Subtenant’s occupancy shall not be deemed untenantable if 25% or less of each of those areas is
condemned. As between Tenant and Subtenant, Tenant shall be entitled to the entire award from the
condemning authority attributable to the value of the Master Premises, Subleased Premises, or the
Property or Building, and Subtenant shall make no claim for the value of its subleasehold estate or the
Subtenant’s Work or any Alterations. Subtenant shall be permitted to make a separate claim against the
condemning authority for moving expenses or damages resulting from interruption in its business if this
Sublease is terminated under this Section, provided that in no event shall Subtenant’s claim reduce
Landlord’s or Tenant’s awards.

INSURANCE. Subtenant shall procure and maintain, at its sole cost and expense, such liability insurance as
is required to be carried by Tenant under the Master Lease, including, without limitation, obtaining additional
insured endorsement(s) naming Tenant and Landlord as additional insureds, in the manner required therein,
and property insurance as is required to be carried by Tenant under the Master Lease to the extent property
insurance pertains to the Subleased Premises. If the Master Lease requires Tenant to insure leasehold
improvements or Alterations, then Subtenant shall insure the leasehold improvements which are located in
the Subleased Premises, as well as the Tenant's Work and Subtenant’'s Work, and any Alterations in the
Subleased Premises performed by or on behalf of Subtenant. Subtenant shall furnish to Tenant certificates of
Subtenant’s insurance policies and copies of any endorsements required hereunder not later than 10 days
prior to Subtenant's taking possession of the Subleased Premises. Tenant shall carry insurance as required
by the Master Lease and shall not be obligated to carry property or liability insurance to the extent such
insurance is an obligation of Landlord under the Master Lease.

Tenant and Subtenant hereby release each other and their respective employees, officers, agents, servants,
contractors, customers, clients, visitors, guests, or other licensees or invitees, from responsibility for and
waive their respective claims for recovery of any loss or damage arising from any cause covered by
insurance required to be carried by each of them. Each party shall provide notice to the insurance carrier or
carriers of this mutual waiver of subrogation, and shall cause its respective insurance carriers to waive all
rights of subrogation against the other. This waiver shall not apply to the extent of the deductible amounts to
any such policies or to the extent of liability exceeding the limits of such policies. Tenant agrees to use
reasonable efforts to obtain from Landlord for the benefit of Subtenant the same waiver of claims for any loss
or damage arising from any cause covered by insurance required to be carried by Landlord under the Master
Lease and, if and to the extent of such waiver received from Landlord, Subtenant agrees to grant the same
waiver to Landlord.

ASSIGNMENT AND SUBLETTING. Subtenant shall not assign, sublet, mortgage, encumber or otherwise
transfer any interest in this Sublease or any part of the Subleased Premises (collectively referred to as a
“Transfer”), without first obtaining the written consent of Tenant, which shall not be unreasonably withheld or
delayed. Tenant may condition its consent on (a) obtaining any required consent from Landlord; (b)
Subtenant satisfying any conditions to the Transfer imposed by Landlord and/or required to be satisfied by
Tenant under the Master Lease; and {(c) such other reasonable conditions that Tenant may impose. No
Transfer shall relieve Subtenant of any liability under this Sublease notwithstanding Tenant's consent to such
Transfer. Consent to any Transfer shall not operate as a waiver of the necessity for Tenant's consent to any
subsequent Transfer. In connection with each request for consent to a Transfer, Subtenant shall pay the
reasonable cost of processing same, including attorneys’ fees and any cost charged by Landlord for granting
its consent under the Master Lease, upon demand of Tenant.

Any transfer of this Sublease by merger, consolidatign, redemption or liquidation of Subtenant, or any change
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in the ownership of, or power to vote, which singularly or collectively represents a majority of the beneficial
interest in Subtenant, shall constitute a Transfer.

As a condition to the Landlord’'s and Tenant's approval, if given, any potential assignee or sublessee
otherwise approved shall assume all obligations of Subtenant under this Sublease and shall be jointly and
severally liable with Subtenant and any guarantor for the payment of Rent and other charges due hereunder
and performance of all obligations of Subtenant under this Sublease. In connection with any Transfer,
Subtenant shall provide Landlord and Tenant with copies of all assignments, subleases and assumption
agreements and related documents.

MORTGAGE SUBORDINATION AND ATTORNMENT. This Sublease shall automatically be subordinate to
any mortgage or deed of trust created by Landlord to the extent the Master Lease is subordinate to the same
mortgage or deed of trust, and Subtenant shall attorn upon the same terms and conditions as the Tenant in
the Master Lease, provided Subtenant shall enjoy the terms and conditions relating to such subordination and
attornment to the same extent as Tenant under the terms of the Master Lease.

HOLDOVER. If Subtenant shall, without the written consent of Tenant, remain in possession of the
Subleased Premises and shall fail to return the Subleased Premises to Tenant after the expiration or
termination of the Sublease, the tenancy shall be a holdover tenancy at sufferance, which may be terminated
in accordance with Washington law; provided that, upon expiration of the Master Lease, such holdover
tenancy by Subtenant shall automatically be deemed a tenancy at sufferance, terminable immediately.
Unless Tenant agrees in writing to a different rental rate Subtenant agrees to pay to Tenant 150% of the rate
of Base Rent last payable under this Sublease or the holdover rental rate provided in the Master Lease,
whichever is greater, during any holdover tenancy, in addition to all Additional Rent and other sums due
under this Sublease. All other terms of the Sublease shall remain in effect. Nothing herein shall be deemed
Tenant's consent to holdover by Subtenant, or be deemed to permit Subtenant to remain in possession of the
Subleased Premises on and after expiration of the Master Lease.

NOTICES. All notices under this Sublease shall be in writing and effective (i) when delivered in person or via
overnight courier to the other party, or (ii) three (3) days after being sent by registered or certified mail to the
other party at the addresses set forth in Section 1. The addresses for notices and payment of Rent set forth in
Section 1 may be modified by either party only by written notice delivered in conformance with this Section.

ESTOPPEL CERTIFICATES. Upon the written request of Tenant, Subtenant shall execute and deliver to
Tenant and/or Landlord or their designee a written estoppel certificate on the same terms and conditions as
required of Tenant under the Master Lease.

GENERAL.

a. Heirs and Assigns. This Sublease shall apply to and be binding upon Tenant and Subtenant and their
respective heirs, executors, administrators, successors and assigns.

b. Brokers’ Fees. Subtenant represents and warrants to Tenant that except for Subtenant’s Broker, if any,
described and disclosed in Section 20 of this Sublease, it has not engaged any firm, finder or other person
who would be entitled to any commission or fees for the negotiation, execution or delivery of this Sublease
and shall indemnify and hold harmless Tenant against any loss, cost, liability or expense incurred by
Tenant as a result of any claim asserted by any such firm, finder or other person on the basis of any
arrangements or agreements made or alleged to have been made by or on behalf of Subtenant. Tenant
represents and warrants to Subtenant that except for Tenant's Broker, if any, described and disclosed in
Section 20, it has not engaged any firm, finder or other person who would be entitled to any commission or
fees for the negotiation, execution or delivery of this Sublease and shall indemnify and hold harmless
Subtenant against any loss, cost, liability or expense incurred by Subtenant as a result of any claim
asserted by any such firm, finder or other person on the basis of any arrangements or agreements made
or alleged to have been made by or on behalf of Tenant.

84
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c. Entire Agreement. This Sublease, which incorporates portions of the Master Lease, contains all of the
covenants and agreements between Tenant and Subtenant relating to the Subleased Premises. No prior
or contemporaneous agreements or understandings pertaining to the Sublease shall be valid or of any
force or effect and the covenants and agreements of this Sublease shall not be altered, modified, or
amended to except in writing signed by Tenant and Subtenant.

d. Severability. Any provision of this Sublease which shall prove to be invalid, void or illegal shall in no way
affect, impair or invalidate any other provision of this Sublease.

e. Governing Law. This Sublease shall be governed by and construed in accordance with the laws of the
State of Washington.

f. Memorandum of Sublease. Neither this Sublease nor any memorandum or “short form” thereof shall be
recorded without Tenant's prior consent.

g. Submission of Sublease Form Not an Offer. One party’s submission of this Sublease to the other for
review shall not constitute an offer to sublease the Subleased Premises. This Sublease shall not become
effective and binding upon Tenant and Subtenant until it has been fully executed by both Tenant and
Subtenant, and consented to by Landlord (if required by the Master Lease).

h. Authority of Parties. Each party to this Sublease represents and warrants to the other that the person
executing this Sublease on behalf of such party has the authority to enter into this Sublease on behalf of
this Sublease, that the execution and delivery of this Sublease has been duly authorized, and that upon
such execution and delivery this Sublease shall be binding upon and enforceable against such party upon
execution and delivery.

EXHIBITS AND RIDERS. The following exhibits and riders are made a part of this Sublease:

Exhibit 1: Legal Description of the Master Premises or Property
Exhibit 2;: Master Lease

Exhibit 3: Outline of Subleased Premises

Exhibit 4;: Work Letter

Other: Rent

EXHIBIT 5: SIGNAGE AND DUMP TRAILER

AGENCY DISCLOSURE. At the signing of this Sublease,
Tenant is represented by Todd Battison and Larry Blackett, Kidder Mathews (insert name of Broker and Firm

as licensed) (the “Tenant’s Broker”); and Subtenant is represented by Katie Nagle, Kidder Mathews (insert
name of Broker and Firm as licensed) (the “Subtenant’s Broker").

This Agency Disclosure creates an agency relationship between Subtenant, Subtenant’s Broker (if any such
person is disclosed), and any managing brokers who supervise Subtenant’s Broker’s performance
(collectively the “Supervising Brokers”). In addition, this Agency Disclosure creates an agency relationship
between Tenant, Tenant's Broker (if any such person is disclosed), and any managing brokers who supervise
Tenant's Broker’s performance (also collectively the “Supervising Brokers”). If Tenant's Broker and
Subtenant’s Broker are different real estate licensees affiliated with the same Firm, then both Tenant and
Subtenant confirm their consent to that Firm and both Tenant's and Subtenant's Supervising Brokers acting
as dual agents. If Tenant's Broker and Subtenant's Broker are the same real estate licensee who represents
both parties, then both Subtenant and Tenant acknowledge that the Broker, his or her Supervising Brokers,
and his or her Firm are acting as dual agents and hereby consent to such dual agency. If Tenant's Broker,
Subtenant’s Broker, their Supervising Brokers, or their Firm are dual agents, Subtenant and Tenant consent
to Tenant's Broker, Subtenant's Broker, and their Firm being compensated based on a percentage of the rent
or as otherwise disclosed on an attached addendum. Neither Tenant's Broker, Subtenant's Broker nor either
of their Firms are receiving compensation from moregthan one party to this transaction unless otherwise
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disclosed on an attached addendum, in which case Subtenant and Tenant consent to such compensation.
Subtenant and Tenant confirm receipt of the pamphlet entitled “The Law of Real Estate Agency.”

CONSENT BY LANDLORD. This Sublease shall be of no force or effect unless consented to by Landlord
within 10 days of execution, if such consent is required under the Master Lease. Tenant and Subtenant agree
for the benefit of Landlord that this Sublease and Landlord’s consent shall not (a) create privity of contract
between Landlord and Subtenant; (b) be deemed to have amended the Master Lease in any regard (unless
Landlord shall have expressly agreed in writing to such amendment); or (c) be construed as a consent by
Landlord to any future assignment or subletting. Landlord’s consent shall, however, be deemed evidence of
Landlord’s agreement that Subtenant may use the Subleased Premises for the purpose set forth in Section
1(g) and that Subtenant shall be entitled to the waiver of claims and of the right of subrogation as provided in
Section 12, Insurance, above.

COMMISSION AGREEMENT. If Tenant has not entered into a listing agreement (or other compensation
agreement with Tenant's Firm), Tenant agrees to pay a commission to Tenant's Firm (as identified in the
Agency Disclosure Section above) as follows:

O s
O % of the gross rent payable pursuant to this Sublease
O $ per rentable square foot of the Subleased Premises

X  Other 5% of the total base rent payable 100% to sublease's procuring broker

Tenant's Broker [Ishall [Xshall not (shall not if not filled in) be entitled to a commission upon the extension
by Subtenant of the Term pursuant to any right reserved to Subtenant under the Sublease calculated Xl as
provided above or [Jas follows (if no box is checked, as provided above). Tenant's Broker [Jshall
X shall not (shall not if not filled in) be entitled to a commission upon any expansion of the Subleased
Premises pursuant to any right reserved to Subtenant under the Sublease, calculated Xl as provided above
or [Jas follows (if no box is checked, as provided above).

With respect to any commission earned upon execution of this Sublease or pursuant to any expansion of the
Subleased Premises, Tenant shall pay one-half upon execution of the Sublease and one-half upon
occupancy of the Subleased Premises by Subtenant. With respect to any commission earned upon extension
of the Term of this Sublease, Tenant shall pay one-half upon execution of any amendment/addenda to the
Sublease extending the Term and one-half upon the commencement date of such extended term. Tenant's
Broker shall pay to Subtenant’s Broker (as identified in the Agency Disclosure section above), the amount
stated in a separate agreement between them or, if there is no agreement, $ or 5 % (complete only
one) of any commission paid to Tenant's Broker, within five (5) days after receipt by Tenant's Broker.

If any other lease or sale is entered into between Tenant and Subtenant pursuant to a right reserved to
Subtenant under the Sublease, Tenant Ll shall [X shall not (shall not if not filled in) pay an additional
commission according to any commission agreement or, in the absence of one, according to Tenant's
Broker's commission schedule in effect as of the execution of this Sublease. Tenant's successor shall be
obligated to pay any unpaid commissions upon any transfer of this Sublease and any such transfer shall not
release the transferor from liability to pay such commissions.

BROKER PROVISIONS.

TENANT’S BROKER AND SUBTENANT’S BROKER HAVE MADE NO REPRESENTATIONS OR
WARRANTIES CONCERNING THE SUBLEASED PREMISES; THE MEANING OF THE TERMS AND
CONDITIONS OF THIS SUBLEASE; LANDLORD’S, TENANT'S OR SUBTENANT’S FINANCIAL
STANDING; ZONING; COMPLIANCE OF THE SUBLEASED PREMISES WITH APPLICABLE LAWS;
SERVICE OR CAPACITY OF UTILITIES; OPERATING COSTS; OR HAZARDOUS MATERIALS.
LANDLORD, TENANT AND SUBTENANT ARE EACH ADVISED TO SEEK INDEPENDENT LEGAL ADVICE
ON THESE AND OTHER MATTERS ARISING UNDER THIS SUBLEASE.

86



Kidder Kidder Mathews © Commercial Brokers CB(

 Mathews 601 Union St Ste. 4720 ALL RIGHTS R“ggggi,”;g
Seattle, WA 98101 i O 5
Phone: 206-296-9600 Poegi
Fax: 206-296-9629 S””ea;ea‘é%;?%%’g
age e}
SUBLEASE AGREEMENT
NW Kidney Center United Seattle LLC
e TENANT: T T SUBTENANT

e | ,/"%4—-———-
_4@ ﬂ{i&fw ﬁmé_@ B.%'lfﬂnyéo

éf;:""‘a NanXjng  petrfrmer—
v oW f

Its:

24. LANDLORD’S CONSENT.

Landlord consents to the foregoing Sublease without waiver of any restriction in the Master Lease concerning
further assignment, subletting or transfer, nor shall its consent to the Sublease constitute a consent to any
amendment or modification of the Sublease, without Landiord's prior written consent. The execution of this
Sublease by Subtenant and Tenant shall indicate the joint and several confirmation by Tenant and Subtenant
of the foregoing terms and conditions and of Tenant's and Subtenant's agreement to be bound thereby, and
shall constitute Subtenant's acknowledgment it has received a copy of the Master Lease from Tenant.

LANDLORD:

EverE Mace Oppice Bunole, WLC
LANDLORD:

M cacenlce Waneoe-

its:

87




Kidder Kidder Mathews © Commercial Brokers (IB(

Mathews 601 Union St Ste. 4720 ALL RIGHTS HESERvED
Seattle, WA 98101 e e
Phone: 206-296-9600 Sublease Agreem—ent
Fax: 206-296-9629 Rev. 9/2020

Page 12 of 24

SUBLEASE AGREEMENT

STATE OF WASHINGTON

COUNTY OF E;M QL nb‘lﬁ("'

This record was acknowledged before me on M&«-Jv 3-“.. ,20 24 by /r""“-\‘cl‘( kamtﬁs

ULMM T !
S c’o@g\\-‘ 2'-?05'?0 6‘%

S
= Q-_}.(J 6‘4& . ,zg_ Notary Pubhc for the Stale of Washington
Sof YOTAR eixz N -
= ic St :OZMycommissionexpires: 0| / [2 /202¢(
:: a.{% UB LIC '9... _..:"':
B2 o A \,\d}é“
2, & '--.f{mbe‘ G &

STATE OF WASHINGTON

COUNTY OF K ]ﬂé

This record was acknowledged before me on _ (NA Q g~ 1O, 20 Ll , by
‘ F’ el O e of c &4 i

MAUREEN T OREILLY

ry Public for the Statg, of Washington
Notary Public My commission expires: ]

CA /z.nz.z__

State of Washington
My Appointment Expires
Jan 3. 2022
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STATE OF WASHINGTON
COUNTY OF
This record was acknowledged before me on - .20, by as
of
Notary Public for the State of Washington
My commission expires:
STATE OF WASHINGTON

COUNTYOF _( 4/ E L AN

This record was acknowledged beforemeon M A g ¢ 1/ [0 2021 byRaLpy KIRTILYas
MANA GING MEM BEK of EVERETT MAL L OEFICE BLULILL)N G LLC

b 4 44 b 4 i,.z' Q9 e 4
e

Notary Public for the State of Washington -

My commission expires: 8/ ey
/ &
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EXHIBIT 1

[Legal Description of Master Premises or Property]

That portion of the southeast quarter of the southwest quarter of Section 18, Township 28
North, Range 5 East, W.M. in Snchomish County, Washington descrbed as follows:

Beginning at the southwest comer of said Section 18; thence north 00°41'40" east along
the west line thereof 265.43 feet; thence north 69°14'20"E along he southerly margin of
State Highway Broadway Cut-Off 2417.91 feet; thence south 20°45'40"E 50.00 feet;
thence South 365.22 feet to the TRUE POINT OF BEGINNING; thence south 402.52 feet;
thence south 89°23'47" E 253.13 feet to the west line of the east 30.00 feet in width of said
subdivision; thence south 00°14'26"E along said west line 298.18 feet to the north north
margin of 100" St. SW.; thence south 89°29'01"E along said north margin 30.00 feet to
the east line of said subdivision; thence north 00°14'26"W along said east line 700.68 feet
to a point which bears south 89°23'47°E from the TRUE POINT OF BEGINNING; thence
north 89°23'47°W 281.44 feetto the TRUE POINT OF BEGINNING.

Together with:

An easement for Ingress, egress, drainage and utiliies over that portion of the southeast
quarter of the southwest quarter of Section 18, Township 28 North, Range S East, W. M. in
Snohomish Counly, Washington, described as folows:

Beginning at the southwest comer of said Section 18; thence north 00°41'40"E along the
west line thereof 26543 feet; thence north 69°14'20"E along the southerly margin of State
Highway Broadway Cut-Off 2417.91 feet; thence south 20°45'40"E 50.00 feet; thence
South 365.22 feet, thence south 89°24'47°E 251.44 feet to the west line of the east 30.00
feet of said subdivision and the TRUE POINT OF BEGINNING; thence north 00°14'26"W
along said west line 462.46 feet to the south margin of said State Highway Broadway Cut-
Off, thence north 69°14'20"E along said south margin 32.03 feet to the east line of said
subdivision; thence south 00 14'26"E along the east line 474.4 13 feet t0 a point which
bears south 89°23'47* east from the TRUE POINT OF BEGINNING; thence north
89°23'47"W 30.00 feet to the TRUE POINT OF BEGINNING, as disclosed by instruments
recorded under Recording Nos. 1119084, 8010150228 and 8011130240.

ALSO TOGETHER WITH an easement for common parking as set out in Agreement
Recorded March 20,1988 under Recording No. 8803250447 and Amendment of Common
Parking Agreement Recorded May 29, 1992 under Recording No. 82052580605.

Situste in the county of Snohomish, State of Washington.
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EXHIBIT 2

[Master Lease]

See Master Lease at the end of the Sublease document.
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EXHIBIT 3

[Outline of the Subleased Premises]

Avsiste” _J . % l

2.874 5F

SUITE 102
Available

2,997 SF
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EXHIBIT 4
[Work Letter]

CHECK IF APPLICABLE:

1. O Improvements to be Completed by Tenant

A. Performance of Improvements. Subject to the terms and conditions of this Sublease, the Master Lease,
and any Improvement Allowance provided herein, Tenant's obligations to improve the Subleased
Premises shall be limited to the work (“Tenant's Work”) described below. All other work shall be performed
by Subtenant at its sole expense or, if performed by Tenant, shall be promptly reimbursed by Subtenant.
Tenant's Work shall be deemed to be “substantially complete” on the date that Tenant notifies Subtenant
that Tenant's Work is complete, except for punch list items that do not impair the use or operations
thereof, would not prevent Subtenant from occupancy and/or performing Subtenant's Work, and except for
that portion of Tenant's Work, if any, which cannot be feasibly performed before Subtenant completes
Subtenant’'s Work, fixturing, or decorating.

The work to be done by Tenant in satisfying its obligation to complete Tenant's Work under the Sublease
shall be limited to the following (check one):

O As identified below (check and describe all that apply):

LJFLOOR:
CJFLOOR:
I CEILING:
O LIGHTING:
CJWASHROOM(S):
CJELECTRICAL:

LIHVAC:

O OTHER:

[0 As mutually agreed upon between Tenant and Subtenant as follows:

a. Within days (ten (10) days if not filled in) after mutual acceptance of the Sublease,
Subtenant shall prepare and submit for Tenant's review a preliminary sketch of the improvements
to be performed by Tenant (“Preliminary Tenant Plan”). Tenant and Subtenant shall cooperate in
good faith to adopt a mutually acceptable Preliminary Tenant Plan. Subtenant acknowledges that
the timelines set forth in this Section 1 with respect to Tenant's promulgation and approval of the
Tenant Improvement Plans (as such term is defined herein) may be subject to reasonable
extensions to the extent additional time is necessary to obtain any consent of Landlord that may
be required under the Master Lease.

b. Upon Tenant's approval of the Preliminary Tenant Plan, Tenant shall promptly prepare (or cause
to be prepared) construction documents (i.e., those plans used for submittal to the appropriate
governmental bodies for all necessary permits and approvals for Tenant's Work, if any) for
Subtenant’s review and approval, which approval shall not be unreasonably withheld, conditioned
or delayed. The construction documents, once approved, shall then constitute “Tenant's
Improvement Plans.”

c. Tenant shall submit the Tenant's Improvement Plans to the appropriate governmental body for
plan checking and issuance of necessary permits and approvals, as applicable. Tenant and
Subtenant shall cooperate and use comn®rcially reasonable efforts to cause to be made any
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changes in the Tenant's Improvement Plans necessary to obtain such permits and approvals;
provided, however, any costs and expenses resulting from the foregoing changes to Tenant's
Work that exceed the Improvement Allowance shall be borne at Subtenant’s sole cost and
expense.

B. Defects in Tenant's Work. If Subtenant fails to notify Tenant of any defects in the Tenant's Work within 30
days of delivery of possession of the Premises to Subtenant, Subtenant shall be deemed to have
accepted the Subleased Premises in their then-existing condition. If Subtenant discovers any major
defects in the Tenant's Work during this 30-day period that would prevent Subtenant from using the
Subleased Premises for the Permitted Use, Subtenant shall notify Tenant and the Sublease
Commencement Date shall be delayed until after Tenant has notified Subtenant that Tenant has corrected
the major defects and Subtenant has had five (5) days to inspect and approve the Subleased Premises.
The Sublease Commencement Date shall not be delayed if Subtenant's inspection reveals minor defects
in the Tenant's Work that will not prevent Subtenant from using the Subleased Premises for the Permitted
Use. Subtenant shall prepare a punch list of all minor defects in Tenant's Work and provide the punch list
to Tenant, which Tenant shall promptly correct.

2. Xl Improvements to be Completed by Subtenant

A. Performance of Improvements. Subject to the terms and conditions of the Sublease, the Master Lease,
and any Improvement Allowance provided herein, Subtenant shall complete, at its sole cost and expense,
the work identified in the Subtenant Improvement Plans (as such term is defined below) adopted by
Tenant and Subtenant in accordance with the provisions below (“Subtenant’'s Work”). Subtenant's Work
shall be performed lien free and in a workmanlike manner, without interference with other work, if any,
being done in the Subleased Premises, Master Premises, or Property, including any of Tenant's Work,
and in compliance with all laws and reasonable rules promulgated from time to time by Tenant, its
architect and contractors, Landlord or its property manager.

The work to be done by Subtenant in satisfying its obligation to complete Subtenant's Work under the
Sublease shall be limited to the following (check one):

Xl As identified below (check and describe all that apply):

X FLOOR:
[XIWALLS:
X CEILING:

X LIGHTING:

1 WASHROOM(S):
X ELECTRICAL:
X HVAC:

X OTHER:

ANY OR ALL OF THE ABOVE TBD BASED ON SUBTENANT'S FINAL PLAN. EARLY ACCESS - UPON MUTUAL
EXECUTION OF THE SUBLEASE SUBTENANT WILL BE GRANTED EARLY ACCESS TO THE SUITE TO PREPARE THE
PREMISES FOR Tl CONSTRUCTION. REMOVING ANY EXISTING FLOORCOVERING SHALL BE A SUBTENANT COST.

[JAs mutually agreed upon between Tenant and Subtenant as follows:

a. Within days (ten (10) days if not filled in) after mutual acceptance of the Sublease,
Subtenant shall prepare and submit for Tenant's review a preliminary sketch of the Subtenant
Improvements (“Preliminary Subtenant Plan”). Tenant and Subtenant shall cooperate in good faith
to adopt a mutually acceptable Preliminary Subtenant Plan. Subtenant acknowledges that the
timelines set forth in this Section 2 with respect to Tenant's promulgation and approval of the
Subtenant Improvement Plans (as such tegm is defined herein) may be subject to reasonable
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extensions to the extent additional time is necessary to obtain any consent of Landlord that may
be required under the Master Lease.

b. Upon approval of the Preliminary Subtenant Plan by Tenant, Subtenant shall promptly prepare
construction documents (i.e., those plans used for submittal to the appropriate governmental
bodies for all necessary permits and approvals for the Subtenant's Work, if any) for Tenant's
review and approval. The construction documents, once approved, shall then constitute the
“Subtenant Improvement Plans.”

c. Upon approval by Tenant, Subtenant shall submit the Subtenant Improvements Plans to the
appropriate governmental body for plan checking and issuance of necessary permits and
approvals. Subtenant, with Tenant's approval, shall cause to be made any changes in the
Subtenant Improvements Plans necessary to obtain such permits and approvals.

d. Tenant makes no warranty or representation of any type or nature with respect to the adequacy or
sufficiency of the Subtenant Improvements Plans for any purpose. Tenant makes no warranty or
representation of any type or nature with respect to the quality, suitability, or ability of contractor or
the quality of the work or materials supplied or performed with respect to the Subtenant
Improvements by contractor, the subcontractors, Subtenant’s agents, or any other person or
entity.

B. General Requirements. Subtenant shall submit to Tenant, prior to the commencement of the construction
of Subtenant's Work, the following information for Tenant's review and approval (check all that apply):

[XI The names, contact names, addresses, and license numbers of all general contractors and
subcontractors Subtenant intends to use in the construction of Subtenant’'s Work.

XI A reasonably detailed schedule for Subtenant's performance of Subtenant's Work (including, without
limitation, the date on which Subtenant's Work will commence, the estimated date of completion of
Subtenant’s Work, and the date on which Subtenant expects to open for business in the Premises).

Xl Evidence of insurance as required in the Sublease and Master Lease and any other insurance usual
and customary for performance of Subtenant's Work and requested by Tenant.

Xl Copies of all required governmental permits.

C. Contractor Qualifications. All contractors and subcontractors to perform Subtenant's Work shall be
licensed contractors, capable of performing quality workmanship and working in harmony with Tenant's
general contractor in the Building. Upon notice from Tenant, Subtenant shall stop using (or cause
contractor or any subcontractor to stop using) any person or entity disturbing labor harmony with any work
force or trade engaged in performing Subtenant’s Work or other work, labor, or services in or about the
Building. All work shall be coordinated with any on-going construction work on the Building. Tenant shall
have the right to disapprove, in Tenant's reasonable discretion, any contractor or subcontractor which
Subtenant desires to engage for Subtenant's Work.

3. Improvement Allowance

Provided there is no uncured Event of Default by Subtenant under the Sublease, upon completion of Tenant's
Work or Subtenant's Work, as applicable, Tenant shall provide an allowance (“Improvement Allowance”)
toward the costs and expenses associated with improvements to the Premises in accordance with the
following (check one):

X1 $ Up to $20.000 per rentable square foet of the Premises-TENANT SHALL REIMBURSE SUBTENANT UP TO
$20,000 FOR THE COST OF NEW BUILDING STANDARD PAINT AND CARPET/LVP FLOORING THROUGHOUT THE PREMISES.
OVER AND ABOVE THE $20,000 TENANT IMPROVEMENT A5LOWANCE, SUBTENANT SHALL ADDITIONALLY RECEIVE FREE
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BASE RENT (OPERATING EXPENSES AND TAXES WILL STILL BE DUE) FOR MONTHS 4-6 OF THE SUBLEASE, PROVIDED
SUBTENANT SUBMITS COPIES OF PAID INVOICES TO TENANT SHOWING THAT SUBTENANT TENANT IMPROVEMENT COSTS
EXCEEDED THE VALUE OF THREE (3) MONTHS OF BASE RENT. The Improvement Allowance shall be used only for
(choose one): [ Tenant's Work, or [XI Subtenant's Work, excepting N/A . If costs associated with completing
Subtenant’'s Work exceed the Improvement Allowance, or if any costs s of Subtenant's Work are not to be paid
out of the Improvement Allowance, then the excess or excluded amount shall be paid directly by Subtenant.

I None; Subtenant shall be obligated to pay all costs, expenses and fees associated with completing the
Subtenant's Work in accordance with the Subtenant Improvement Plans.

[INone; Tenant shall be obligated to pay all costs, expenses and fees associated with completing the
Tenant's Work in accordance with the Tenant Improvement Plans, however, excepting any costs related to
Subtenants’ furniture, cabling, fixtures and equipment, design services, and , and in no event in an
amount exceeding $ N/A .

4. [1Removal of Improvements/Surrender. The following scope of Subtenant's Work (check one):

X shall become the property of Tenant
O shall be removed by Subtenant at its sole cost and expense

upon the expiration or earlier termination of the Sublease Term: Thirty-nine (39) months following the sublease
commencement date. .
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EXHIBIT 5
SIGNAGE AND DUMP TRAILER EXHIBIT

LANDLORD AND TENANT HEREBY APPROVE!

1) SUBTENANT'S SIGNAGE, WHICH SHALL BE SUBSTANTIALLY SIMILAR TO THE SIGNAGE DEPICTED IN THIS EXHIBIT, AND
2) SUBTENANT'S PARKING OF ITS DUMP TRAILER IN ONE OF THE PARKING STALLS IN THE AREA OF THE PARKING LOT
OUTLINED BY LANDLORD IN THIS EXHIBIT.

8:00 am - 5

saturday, Sunday 8
Closed
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Page 1 of 1
SUBLEASE RENT RIDER
CBA Text Disclaimer: Text deleted by licensee indicated by strike.
New text inserted by licensee indicated by small capital letters.
This Rent Rider (“Rider”) is a part of the lease agreement dated (the “Lease”) between NW Kidney Center,

a Washington non profit corporation (“Tenant”) and United Seattle LLC, a Washington Limited Liability Company
(“Subtenant”) concerning the space commonly known as 1010 SE Everett Mall Way SE 100, Everett, WA
98208 (the “Premises”), located at the property commonly known as Everett Mall Office Park Building | (the

“Property’).

X 1.

Lease Year (Stated in Years or Months)

BASE MONTHLY RENT SCHEDULE. Subtenant shall pay Tenant base monthly rent during the Lease
Term according to the following schedule:

Base Monthly Rent Amount

INITIALS: TENANT

$ 0.00/month (Subtenant to pay NNNs) Sublease rent

1-3
schedule to commence 30 days following sublease

execution.
412 $ $3,235.50/month
13-24 $ 3,332.56/month
25-36 $ 3.432.54/month
37-39 $ 3,5635.561/month

CONSUMER PRICE INDEX ADJUSTMENT ON BASE MONTHLY RENT. The base monthly rent shall
be increased on the first day of the second year of the Lease and on the first day of each year of the
Lease thereafter (each, an “Adjustment Date”) during the term of this Lease (but not during any
extension term(s) unless specifically set forth elsewhere in the Lease or another Rider attached thereto).
The increase shall be determined in accordance with the increase in the United States Department of
Labor, Bureau of Labor Statistics, Consumer Price Index for All Urban Consumers (all items for the
geographical statistical area in which the Premises is located on the basis of 1982-1984 equals 100) (the
“Index”). The base monthly rent payable immediately prior to the applicable adjustment date shall be
increased by the percentage that the Index published for the date nearest preceding the applicable
Adjustment Date has increased over the Index published for the date nearest preceding the first day of
the Lease Year from which the adjustment is being measured. Upon the calculation of each increase,
Tenant shall notify Subtenant of the new base monthly rent payable hereunder. Within twenty (20) days
of the date of Tenant's notice, Subtenant shall pay to Tenant the amount of any deficiency in Rent paid
by Subtenant for the period following the subject Adjustment Date, and shall thereafter pay the increased
Rent until receiving the next notice of increase from Tenant. If the components of the Index are
materially changed after the Commencement Date, or if the Index is discontinued during the Lease term,
Tenant shall notify Subtenant of a substitute published index which, in Tenant's reasonable discretion,
approximates the Index, and shall use the substitute index to make subsequent adjustments in base
monthly rent. In no event shall base monthly rent be decreased pursuant to this Rider.

T4 1.9 . 2ces

DATE
DATE
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OFFICE LEASE

THIS LEASE, made and entered into in the City of Everett, state of
Washington, this 14 day of June, 2018 by and between Everett Mall Office Building, LLC,
a Washington Limited Liability Company, (hereinafter referred to as "Lessor”), and
Northwest Kidney Centers, a Washington nonprofit corporation ("NKC" or "Tenant’),
(hereinafter referred to as "Lessee"):

WITNESSETH:

In consideration of the mutual covenants contained, Lessor hereby leases to
Lessee and Lessee hereby leases from Lessor, for the term hereinafter specified, the
following described premises:

1. PREMISES

A. That certain space of approximately 16,678 square feet of rentable area,
which comprises approximately 30.77% of the Building area, commonly known as Suites
100, 102 and 104, (as shown on Exhibit G) Everett Mali Office Park, 1010 S. E. Everett
Mall Way, Everett, Washington 98208, hereinafter referred to as the "Demised Premises"
and marked as Exhibit "A" attached hereto, which Demised Premises are located on the
first floor (herein the "Building"), located on the real property described in the legal
description, and marked as Exhibit "B" attached hereto, and the site plan of the Building as
set forth and marked as Exhibit “C" attached hereto. All that real property including
improvements there located at 1010 S.E. Everett Mall Way, Everett, Washington shall be
referred to as the “Property”. Lessor reserves all air rights over the Building, the exterior
and roof thereof, all space under the floor of the Demised Premises and the right to install,
maintain, use, repair and replace pipes, ducts, conduits and wires leading through the
Demised Premises in locations which will not materially interfere with Lessee's use
thereof. Lessor also reserves the right to alter and expand the Building, in such manner as
Lessor may determine in Lessor’s sole discretion.

B. Exhibits: The following Exhibits are attached hereto and made a part hereof

Exhibit A - Demised Premises

Exhibit B - Legal Description

Exhibit C - Site Plan

Exhibit D - Rules and Regulations

Exhibit E - Certificate of Lessee Occupation Date
Exhibit F - Option To Extend

Exhibit G - Lessee Renovation Space Plans
Exhibit H - Signage

LESSOR:ﬁ LESSEE: Z>-
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Any additional Exhibits attached hereto at a later date are automatically to be made a part
hereof.

2.

TERM

. Lease Effective Date: This Lease shall be effective upon execution (the “Effective

Date”). Lessee’s occupation shall begin upon the earlier of: (1) Lessee’s receipt of
the Certificate of Need ("CON"); or (2) twelve (12) months after the Effective Date
unless otherwise extended as set forth in Section 4(A) (“Lessee’s Occupation
Date”). Upon determination of the Lessee's Occupation Date, the parties shall
execute the Certificate of Lessee Occupation Date in the form set forth in Exhibit E.

. The term of this Lease shall be for One Hundred and Fifty (150) months

beginning on Lessee’s Occupation Date and terminating One Hundred and
Fifty (150) months thereafter (the “Lease Term").

. Lessee shall have three (3) successive five-year extension option periods as

specified in Exhibit “F” attached hereto.

. Termination Right: Lessee shall have the right to terminate this Lease during the

period from the Effective Date to the Lessee’s Occupation Date, if the Washington
State department of Health provides written notice to Lessee that the CON will not
be issued to Lessee. Upon receipt of such notice from the Washington State
Department of Health that it will not issue the CON, Lessee shall provide written
termination notice to Lessor within fifteen (15) days of receipt of the notice.

. First Right of Refusal: Lessee shall have a one-time Right of First Refusal on any

adjacent space on the first floor of the building. Upon notice from Lessor, Lessee
shall have 15 days to provide notice of its election to exercise the Right of First
Refusal on the same terms and conditions of this Lease.

SECURITY DEPOSIT

Lessee has deposited with Lessor the sum of $17,637.75 (one month's base rent)

as a security deposit. Upon any default by Lessee in its obligations under this Lease,
Lessor may retain the security deposit to offset the liability of Lessee to Lessor.
Retention of the security deposit shall not relieve Lessee of liability, shall not limit any of
Lessor's other remedies, and shall not reinstate or cure the default or prevent
termination of the Lease because of the default. Unless otherwise provided herein,
Lessor shall return the balance of the security deposit to Lessee within thirty (30) days
following expiration of the Lease.

,{ %/ 2
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4. RENT

Upon the Effective Date, Lessee shall pay to Lessor at its office, without demand,
or such other place or party as may be designated in writing by Lessor, as "Rent" for the
Demised Premises, the following sums:

Rent Adjustments upon Lessee Occupancy Date:

Beginning on Lessee's Occupation Date, the Rent shall thereafter be paid as follows:

(A) Annual Base Rent An annual "Base Rent" shall be as follows and Lessee

shall begin to pay Base Rent on the first day of the seventh (7) calendar month following
Lessee’s Occupation Date.

Months

Annual Base Rent /
SF

Annual Base Rent in
dollars

Monthly Base Rent |
in dollars

Months 01 - 06

Months 07 - 18

Months 19 - 30

Months 31 - 42

Months 43 - 54

Months 55 - 66

Months 67 - 78

Months 79 - 90

Months 91 - 102

LESSOR: /@
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Months 103 - 114

Months 115 - 126

Months 127 - 138

Months 139 - 150

Except for the first six (6) full calendar months of the Lease Termm (the “Free Rent Period”),
this annual Base Rent to be paid in twelve (12) equal monthly instaliments on or before the
first day of each month during the Lease Term continuing throughout the balance of the
Lease Term. The Base Rent for a part of a month shall be prorated in proportion to the
number of days of the month included in the Lease Term. Lessee shall be responsible for
its pro rata share of Operating Expenses, including Extraordinary Services, during the Free
Rent Period (Rent Abatement) in accordance with Section 4.

(B) Lessee's Share of Operating Expenses. As “Additional Rent’, the Lessee
shall pay to the Lessor in the manner provided herein for each calendar year during the
Lease Term, an amount estimated by Lessor to be Lessee’s share of Building Operating
Expenses (‘Lessee’'s Proportionate Share”) as defined in this section. This amount is
payable in advance on the first day of each month per each and all of the terms related to
the payment of Base Rent. Such Additional Rent for the first month of the Lease Temm or
any portion thereof shall be paid on or before the date the Lease Term commences.
Additional Rent for any partial month shall be prorated.

(1) "Operating Expenses" shall mean all expenses paid or incurred by
Lessor, and reasonable reserves, for maintaining, operating, repairing, replacing and
administering the Building, the roof, related parking lot areas, landscaping and other
common areas and facilities (collectively referred to as the "Project"), and the repair,
replacement and maintenance of personal property used in conjunction therewith,
including, without limitation, the costs of equipment used for water, sewer, electricity,
heating, air conditioning, elevator and lighting systems. Operating expenses include
services related to maintaining the Building and Demised Premises including water, sewer
and electricity, refuse collection and removal, fire protection, and other utilities; supplies;
janitorial and cleaning supplies and services for common areas of the Building; window
washing; snow removal, security services and systems; landscaping and landscape
maintenance services of independent contractors; compensation (including employment
taxes and fringe benefits) of all persons who perform duties in connection with the
operation, maintenance, repair, replacement and administration of the Project, its
equipment, and common areas and facilities in a proportionate amount equal to the time
spent on those related duties. Operating expenses include: insurance premiums with
commercially reasonable deductibles; Property Taxes as defined in 4 (B) (4) and limited by
4 (B) (5); licenses, permits and inspection fees; subsidies and other payments required by
public bodies, including those for traffic signals and controls and for fire protection;
management and administrative service fees not exceeding 5% of gross revenue
generated by the Project; legal and accounting expenses related to the ongoing operation
of the Demised Premises.

4
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(2) The amortization of capital improvements to the extent permitted
hereunder will be amortized over the reasonable useful life of the particular item.

(3)  Operating Expenses to exclude the following: (a) costs of any special
services rendered to individual tenants (including Lessee) for which a special charge is
made; (b) costs for which reimbursement is received from Lessee's insurer or other third
party including costs paid directly by tenants (including Lessee); (c) the cost of tenant
improvements; (d) leasing costs, finder fees and real estate commissions, including all
expenses for preparation of space for any tenant or prospective tenant; (e) mortgage
interest, amortization costs, and principal payments encumbering all or any portion of the
Building or the land on which it is located associated with any mortgage, loan or
refinancing of the Building or land; (f) Legal and professional fees incurred in the facilitation
and execution of leases for space in the building or costs due to Lessor's breach of the
lease, costs for legal fees related to activities for leasing or enforcing Lessor's rights under
other leases unrelated to the Lessee; (g) Depreciation on the Building structure; (h) costs
incurred due to negligence of Lessor or breach of Lessor under its obligations under any
lease agreement; (i) repairs and restoration paid for by the proceeds of insurance policies
or amounts otherwise reimbursed to Lessor or paid by any other source; (j) The costs of
repair of casualty damage or for restoration following condemnation; (k) Costs arising from
remediation of hazardous substances; (I) Any costs to upgrade the Building to comply with
LEED or “green” requirements; (m) repairs, alterations, additions, improvements, or
replacements made to rectify or correct any defect in the original design, materials or
workmanship of the Building or common areas (but not inciuding repairs, alterations,
additions, improvements or replacements made as a result of ordinary wear and tear), (n)
Wages, bonuses, payroll taxes and health benefits and other compensation of
employees above the grade of building manager; (o) costs and expenses which would
be capitalized under generally accepted accounting principles, with the exception of the
amortization cost of capital investment items and of the installation thereof, which are
primarily for the purpose of reducing operating costs, or which may be required by
governmental authority_after the date of this Lease, (all such costs shall be amortized
over the reasonable useful life of the capital investment item, with the reasonable life and
amortization schedule being determined in accordance with generally accepted
accounting principles; and (p) increases in insurance premiums to the extent caused by

other tenants.

(a) In addition, no item shall be counted more than once, nor shall
the Lessor collect more than one hundred percent (100%) of expenses.

4) "Property Taxes" shall mean all real and personal taxes and
assessments, whether special or general, levied on or assessed against the Project
(including common areas and facilities) and/or the personal property used in conjunction
therewith, including all tenant improvements which are paid for by Lessor and not
reimbursed by tenants; surcharges and all local improvement and other assessments

5 [
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levied with respect to the Project and all other property of Lessor used in connection with
the operation of the Project; and any taxes levied or assessed in addition to or in lieu of, in
whole or in part, such real or personal property taxes, or any other tax upon leasing of the
Project or rents collected therefrom, other than any federal or state income or franchise
tax. Local improvement and other assessments will be prorated over the installment
payment period, even if Lessor elects to pay such in a lump sum.

5) Property Taxes Exemption. As a non-profit corporation organized
under the laws of the State of Washington, the Demised Premises leased by Lessee may
be exempt from the payment of Property Taxes, personal property, and other taxes due to
Lessee's occupancy or possession thereof under applicable state law. Therefore, Lessee
shall have the right to undertake all activities reasonably required to secure any applicable
exemption from such taxes available to Lessee or the Property due to Lessee's tax-
exempt status. Lessor agrees that the benefit of any exemptions so obtained by Lessee
shall inure solely to Lessee. To the extent Lessee obtains such an exemption, Lessee
shall not be liable for payment to Lessor of any additional sum for Property Taxes, but
shall remain liable for payment of other taxes due hereunder for which Lessee has not
received an exemption. Lessee shall be solely responsible for obtaining any such desired
exemption. Lessor, at Lessee's sole cost and expense, shall use commercially
reasonable efforts to cooperate in obtaining any exemption from Property Taxes for
Lessee.

(C) Late Charge; Interest

Time is of the essence of this Lease. If Lessee fails to pay any amount due
hereunder, within ten (10) days of the due date, a late charge equal to ten percent (10%)
of the amount due shall be assessed and shall be immediately due and payable. Such
late charge shall be re-imposed on the first day of each subsequent month that such
payment remains outstanding. In addition, interest shall accrue at five percent (5%) in
excess of the publicly quoted prime lending rate of Bank of America (Seattle, Washington),
unless such rate would exceed the maximum rate permitted by applicable law, in which
event it shall accrue at the maximum rate so permitted by law, from the date due until paid
on any Base Rent or Additional Rent which is not paid when due. If Lessee defaults in
making any Rent payment, Lessor shall have the right to require that subsequent Rent
payments be made by cashier's or certified check. Notwithstanding the foregoing, in no
event shall Lessee incur a late charge or interest for the first late payment in any lease
year.

6
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(D)  Extraordinary Services

Lessee agrees to pay as Additional Rent the cost of any extraordinary services
provided by Lessor provided said service is authorized in writing by Lessee and identified
as extraordinary services subject to additional cost. Extraordinary services includes,
among others, janitorial and cleaning services, garbage disposal and utility usage in
excess of the service normally provided to office users in the community whose business
operates during the normal business hours of the Building. Lessee shall pay the cost of
said extraordinary services upon demand by the Lessor. Lessee's use of the Demised
Premises for kidney dialysis shall not be deemed an extraordinary service.

Electrical, HVAC, Water & Sewer: Lessee’s consumption of electricity,
water, sewer and HVAC for the Kidney Dialysis and related uses shall be separately
metered at Lessee’s cost. Lessee shall pay Lessor as Additional Rent in advance on the
first day of each month during the Lease Term the actual amount to cover the cost of
operating and maintaining the supplementary systems. The limitation imposed under the
preceding paragraph that the use of the Demised Premises for kidney dialysis shall not be
deemed an extraordinary service shall not result in any limitation to charges for electricity,
water, sewer and HVAC.

(E) Payment of the Demised Premises' Share of Operating Expenses ; and Real

Property Taxes

Before the commencement of each calendar year, or as soon thereafter as practicable,
Lessor shall give Lessee written notice of its estimates of amounts payable under
paragraph 4(B) above for the following calendar year. On or before the first day of each
month during the ensuing calendar year, Lessee shall pay to Lessor 1/12 of such
estimated amounts, provide that if such notice is not given in December, Lessee shall
continue to pay on the basis of the prior year's estimate, until the month after such notice
is given. The Demised Premises’ 2018 Operating Expenses for the initial Lease Term are
estimated to be Eight & 28/100 Dollars ($8.28) per rentable square feet per year, however,
the Operating Expenses will vary from year to year. If at any time or times it appears to
Lessor that the amounts payable as Additional Rent for the current calendar year will vary
from its estimate by more than ten percent (10%), Lessor may, by written notice to Lessee,
revise its estimate for such year, and subsequent payments by Lessee for such year shall
be based upon such revised estimate. Within 90 days after the close of each calendar
year, Lessor shall deliver to Lessee a statement of amounts payable as Additional Rent for
such calendar year. If such statement shows an amount owing by Lessee that is less than
the estimated payments for such calendar year previously made by Lessee, then the
amount of such overpayment shall be credited by Lessor to the next immediate Rent
payable by Lessee, within 30 days following the date of such statement (or if in the last
calendar month of the Lease Term, Lessor shall promptly refund such amount). If such
statement shows an amount owing by Lessee that is more than the estimated payments
for such calendar year previously made by Lessee, Lessee shall pay the deficiency to

3 7 i
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Lessor within 30 days after delivery of the statement. If, for any reason other than the
default of Lessee, this Lease shall terminate on a day other than the last day of a calendar
year, the amount of increase, if any, in Additional Rent payable by Lessee applicable to a
calendar year in which such termination shall occur shall be prorated on the basis with
which the number of days from the commencement of such calendar year to and including
such termination date bears to 365. Notwithstanding any sections of this Lease to the
contrary, in the event of any dispute regarding the amount due as Lessee’s Proportionate
Share of Operating Expenses or Property Taxes, Lessee shall have the right, after
reasonable notice and at reasonable times, to audit and/or review Lessor's records to
determine the proper amount of its Proportionate Share of Operating Expenses and
Property Taxes. If such audit reveals that Lessor has overcharged Lessee for Operating
Expenses or Property Taxes, Lessor shall reimburse Lessee the amount of such
overcharge within thirty (30) days. If the audit reveals that Lessee was undercharged, then
within thirty (30) days after the results of the audit are made available to Lessee, Lessee
shall reimburse Lessor the amount of such undercharge. Lessee shall be responsible for
the costs of the audit unless such audit reveals Lessee was overcharged by 3% or more in
which event Lessor shall pay the cost of the audit. Lessor shall be required to maintain
records of all Operating Expenses and Property Taxes and other Additional Rent for a
three year period ("Review Period") following Lessor's delivery to Lessee of each
statement.

(F)  End of Term: If this Lease shall terminate on a day other than the last day of
a calendar year, the amount of any adjustment between the estimated and actual Lessee'’s
share of Operating Expenses and Property Taxes with respect to the calendar year in
which such termination occurs shall be prorated on the basis which the number of days
from commencement of such calendar year to and including such termination date bears
to 365; and any amount payable by Lessor to Lessee or Lessee to Lessor with respect to
such adjustment shall be payable within 30 days after delivery by Lessor to Lessee of the
statement of Lessee’s Proportionate Share of said expenses with respect to such calendar
year.

(G) Personal Property Taxes: Unless otherwise exempted as set forth in
Section 4(B)(5), Lessee shall pay, prior to delinquency, all Personal Property Taxes
payable with respect to all Property of Lessee located on the Demised Premises or the
Building and promptly upon request of Lessor shall provide written proof of such payment.
As used herein, “Property of Lessee” shall include all improvements of the Lessee.
“Personal Property Taxes” shall include all property taxes assessed against the Property
of Lessee, whether assessed as real or personal property.

5. USE.

Lessee shall and may use the Demised Premises for office and related uses,
including the operation of a Kidney Dialysis Center and related uses and for no other
purposes. Nothing contained herein shall be deemed to give Lessee any exclusive right to
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such use in the Building. Lessee shall not use or occupy the Demised Premises in
violation of law or of the Certificate of Occupancy. Lessor represents and warrants that to
its knowledge, the use contemplated hereunder will not violate the Certificate of
Occupancy. Upon receipt of written notice from Lessor, Lessee shall discontinue
immediately any such illegal or unpemitted use. Lessee shall not commit or suffer to be
committed any waste in or upon the Demised Premises and shall keep the Demised
Premises in first class appearance. Lessee shall fully and promptly comply, at Lessee’s
sole cost and expense, with all statutes, ordinances, rules, regulations and governmental
or quasi-governmental orders now or hereafter in effect and pertaining to the Demised
Premises and/or the use or occupancy thereof by Lessee and/or its assignees,
subtenants, invitees, officers, agents or employees.

6. ASSIGNMENT.

Lessee shall not, except as set forth herein, assign, mortgage, encumber or
otherwise transfer this Lease or any interest hereunder and will not permit any transfer
hereof by operation of law. Lessee shall not sublet the Demised Premises or any portion
thereof and will not permit the use of Premises by others, other than Lessee and agents
and employees of Lessee, without first obtaining the written consent of Lessor which
consent shall not be unreasonably withheld or delayed; provided, however, it shall be
reasonable for Lessor to reject an assignment of this Lease if the assignee proposes to
use the Demised Premises for a use other than uses pemmitted hereunder which shall be
deemed to include standard and customary office uses and dialysis. If Lessee is a
corporation, then any transfer of this Lease from Lessee by merger, consolidation, or
liquidation and a sale of Fifty One (51%) Percent or more of the outstanding shares of
Lessee shall constitute an assignment for purposes of this paragraph. However, Lessee
shall have the right, without Lessor's consent, but upon notice to Lessor, to assign this
Lease or sublet all or any part of the Demised Premises to any parent, subsidiary or
affiliate of Lessee or to any entity which shall be controlled by, under the control of, or
under common control with Lessee, or any entity into which Lessee may be merged or
consolidated or which purchases all or substantially all of the assets of Lessee (“Permitted
Transfer’). Except for a Permitted Transfer, any assignment or other transfer without
Lessor's consent shall be void and Lessor at its option may terminate this Lease. In the
event Lessee desires to assign or sublet more than 6,000 square feet of said Demised
Premises, Lessor shall have the first right, but not the obligation, to release said Demised
Premises or said part thereof. In the event Lessor consents to any transfer of this Lease
or any interest therein, such transfer shall not extinguish or diminish the liability of Lessee
herein. If consent is once given by Lessor to any transfer of this Lease, or any interest
therein, Lessor shall not be barred from afterward refusing to consent to any future
transfer, provided that Lessor's consent is not unreasonably withheld; provided, however,
it shall be reasonable for Lessor to reject an assignment of this Lease if the assignee
proposes to use the Demised Premises for a use other than uses permitted hereunder
which shall be deemed to include standard and customary office uses and dialysis. In the
event Lessor consents to a sublease of the Demised Premises, 50% of any rent paid by
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such subtenant to Lessee in excess of Lessee’s Rent, including operating expenses and
taxes hereunder after factoring in Lessee’s cost of subleasing (including, but not limited to,
concessions, tenant improvement allowances, free rent, and broker fees) shall be paid to
Lessor by Lessee as Additional Rent.

7. PARKING. Lessee shall be entitled to four (4) parking stalls per 1,000 RSF leased
within the Project at no additional cost to Lessee. Up to 15 of these stalls shall be reserved
and shall be located adjacent to Lessee’s entrance along the West side of the Building.
Three (3) stalls will be reserved to accommodate loading and unloading of patients from
access vans at Lessee's entrance area on the west side of the Building. The balance of
the parking will be unreserved and unassigned parking spaces on those portions of the
Common Area designated by Lessor for parking. These parking spaces shall be free of
charge during the Lease Tem.

A. Said parking spaces shall be used only for parking by vehicles no larger
than full size passenger automobiles, SUV's or 4-wheel drive vehicles or vans or similar
size vehicles, which can fit in a single parking space.

B. Lessee shall not permit or allow any vehicles that belong to or are controlled
by Lessee or Lessee’s employees, suppliers, shippers, customer, or invitees to be loaded,
unloaded, or parked in areas other than those designated by Lessor for such activities.
Notwithstanding the foregoing, Lessor hereby pre-approves passenger vans to unload and
load Lessee's patients throughout the Lease Term. As noted in the Plans, Lessor hereby
approves deliveries at the loading door on the south side of the building.

C. If Lessee permits or allows any of the prohibited activities described in this
Section 7, then Lessor shall provide notice to Lessee of the prohibited activity and shall
subsequently have the right, in addition to such other rights and remedies that it may have,
to remove or tow away the vehicle involved and charge the cost to the auto owner, which
cost shall be due and payable within five (5) days of written demand by Lessor.

D. All automobiles, trucks, and other vehicles of Lessee, Lessee's subtenants,
concessionaires and licensees and its or their officers, agents and employees shall be
parked only in such places as may be designated by Lessor as employee parking areas.
If requested by Lessor, Lessee will fumish Lessor with make, model and license nhumbers
of said vehicles.

E. Lessor reserves the right at any time to grant similar non-exclusive parking
spaces use to other tenants, to promulgate rules and regulations relating to the use of
such parking areas, including reasonable restrictions on parking by tenants and
employees, to designate specific spaces for the use of any tenant, to make changes in the
parking layout from time to time, and to establish reasonable time limits on parking
provided the changes to the parking lot do not result in a reduction of available parking
spaces to Lessee, reduction of the overall size of the parking lot or require Lessee to park
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in another parking lot. Lessor's current rules and regulations, including those pertaining to
parking, are attached hereto as Exhibit "D".

8. RENOVATIONS, ALTERATIONS AND ADDITIONS.

(A) Landlord agrees to provide Lessee with an allowance for the Renovations in the
amount of $35.00 per RSF for the 15,678 RSF equaling a total of $548,730.00 (the
“Renovation Allowance”). The Renovation Allowance may be used toward Lessee's hard
and soft costs, including but not limited to architectural services, space planning, signage,
construction drawings, permitting and construction of Lessee's Renovation work. The
Renovation Allowance shall be payable in a single lump sum to Lessee on the Renovation
Completion Date. The Renovation Allowance shall be Landlord's sole contribution to the
cost of the Lessee's Renovation Work. All other costs of Lessee's Renovation Work of any
kind or nature shall be at Lessee's sole cost and expense.

“Renovation Completion Date” means the date that all renovations have been
completed in accordance with the terms hereof AND the Lessee Occupation Date has

occurred.

Lessee shall be pemitted to install the renovations in the Premises (the
“Renovations”) in accordance with the space plan attached hereto as Exhibit G and
subject to plans and specifications (the “Plans”) approved by Lessor which shall not be
unreasonably withheld, conditioned or delayed. Lessee shall submit Plans to Lessor for
Lessor's reasonable approval. Lessor shall have ten (10) business days from receipt of
the Plans to either approve or reasonably disapprove same. If Lessor fails to respond in
such ten (10) days, the Plans shall be deemed approved. Lessee shall be installing floor
covering as part of its Renovations.

Lessee shall be responsible for complying with all laws applicable to the Demised
Premises as a result of Lessee’s specific use of the Premises (as opposed to uses
typically made by tenants in the Building) or any Renovations or Alterations performed in
the Premises by Lessee, and Lessee shall be responsible for making any changes or
alterations to the Premises as may be required by law, rule, regulation, or order required
due to Lessee’'s Renovations or Alterations at its sole cost and expense.

Lessee shall be permitted to use the following contractors for the Renovations:
Aldrich and Associates.

(B) Lessee's Alterations: Lessee shall not make any alterations, additions or
improvements in or to the Demised Premises without first submitting to Lessor
professionally prepared plans and specifications for such work and obtaining Lessor’s prior
written approval thereof, which approval shall not be unreasonably withheld, conditioned or
delayed so long as alternations, additions or improvements are reasonably related to the
pemitted use of the Demised Premises hereunder. Lessee covenants that it will cause all
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such alterations, additions and improvements to be performed by a licensed contractor
approved by Lessor and in a manner which: (a) is consistent with the Lessor-approved
plans and specifications and any conditions imposed by Lessor in connection therewith;
(b) is in conformity with commercial standards, and is in accordance with all applicable
laws, rules and regulations; (c) includes acceptable insurance coverage for Lessor's
benefit, (d) does not affect the structural integrity of the Building; (e) does not
unreasonably disrupt the business or operation of adjoining tenants; and (f) does not
invalidate or otherwise affect the construction and systems warranties then in effect with
respect to the Building. Lessee shall secure all governmental permits and approvals and
comply with all other applicable governmental requirements and restrictions. Lessee shall
indemnify, defend and hold Lessor hammless from and against all losses, liabilities,
damages, liens, costs and expenses (including attomeys' fees, but without waiver of the
duty to hold harmless) arising from or out of the performance of such alterations, additions
and improvements, including, but not limited to, all which arise from or out of Lessee’s
breach of its obligations under terms of this paragraph. All such alterations, additions and
improvements (expressly including all light fixtures, heating, ventilation and air conditioning
units and floor coverings), except trade fixtures and appliances and equipment not affixed
to the Demised Premises, shall inmediately become the property of Lessor without any
obligation on its part to pay therefor, and shall not be removed by Lessee prior to the
termination of this Lease; provided, however, that Lessor may require at the time Lessor
gives consent to such alterations, at Lessee's expense, that Lessee remove, upon
termination of this Lease, any additions made or fixtures added by Lessee and restore the
Demised Premises to the original condition. Notwithstanding anything to the contrary set
forth above, the Renovations shall not be subject to this Section 8(B).

(C) Lessor's Right to Make Changes: Lessor shall have the right at any time
before or after the completion of the Building upon reasonable notice, without thereby
creating an actual or constructive eviction or incurring any liability to Lessee therefor, to
change the arrangement or location of such of the following as are not contained within the
Demised Premises or any part thereof so long as such changes do not interfere with
Lessee or Lessee’s employees, agents, licensee’s or invitees use and or access to the
Demised Premises: entrances, passageways, doors and doorways, corridors, stairs, toilets
and other like public service portions of the Building provided however such change does
not deprive Lessee of the substantial benefit and enjoyment of the Demised Premises.
Nevertheless, in no event shall Lessor diminish any service, change the arrangement or
locations of the elevators servicing the Demised Premises, make any change which shall
diminish the area of the Demised Premises, make any change which shall interfere with
access to the Demised Premises. Lessor may, at any time upon 60 days’ written notice to
Lessee and without liability to Lessee therefor, change the name of the Building.

' 12
LESSOR: J@/ LESSEE: AZE

4842-1375-4467v.6 0001795-000332

113



9. REPAIRS, SURRENDER OF PREMISES.

Lessor shall maintain the Building and Common Areas in good clean condition
commensurate with the condition existing as of the Commencement Date and in
accordance with all applicable laws, including but not limited to ADA. Lessee shall at all
times take good care of the Demised Premises Lessee shall promptly report to Lessor any
damage or injury done by Lessee to the Demised Premises, or to the Building or the
Common Area (to the extent such damage is extraordinary in nature and not just wear and
tear) during the Lease Term and at the expiration or other termination of this Lease.
Lessee shall return the Demised Premises peaceably and promptly to the Lessor at the
expiration or earlier termination of this Lease in as good condition as at the beginning of
the Term of this Lease, ordinary wear and tear excepted and damage caused by fire or
other casualty not required to be repaired by Lessee under this Lease.

Lessee agrees to reimburse Lessor for the actual costs incurred by Lessor to repair
the following:

(A) Al injury to the Demised Premises, or to the Building or the Common Area
caused by Lessee in the moving the property of Lessee into or out of the Building or the
Demised Premises;

The “Common Area” shall mean all areas and improvements located in the Building
as are provided from time to time by Lessor for general use, in common, of all lessees,
their officers, agents, employees and customers, including but not limited to, parking
areas, sidewalks, landscaping, curbs, loading areas, lighting facilities, stairs, restrooms,
roofs, building exteriors, project identification signs, traffic markers and signs, storm drains
and sewers, utility lines, service areas and other areas and improvements provided by
Lessor for the common use of all lessees, all of which shall be subject to Lessor's sole
management and control and shall be operated and maintained in such manner as
Lessor, in its discretion, shall detemine, provided no decisions regarding Common Areas
shall deprive Lessee of the substantial benefit and enjoyment of the Demised Premises,
interfere with Lessee’s business, cause a breach of any of the terms of this Lease or
breach of Lessor’s obligations to Lessee.
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10. LIENS.

Lessee shall at all times keep the Demised Premises and Building free from any
liens arising out of Lessee’s use or improvement thereof and shall indemnify and hold
Lessor harmless from all costs, losses, liabilities, damages and expenses (including
attorneys’ fees) from any liens arising out of Lessee's use or improvement thereof. If any
lien is filed as a result of Lessee’s actions or inaction, Lessee shall immediately notify
Lessor thereof. If any lien is not removed within fifteen (1 5) days following receipt of
Lessee of notice of such lien, then Lessor shall have the right to require Lessee to post a
bond, or to deposit cash with Lessor, in an amount equal to one hundred fifty percent
(150%) of the lien, to protect Lessor from such lien. Any amount paid by Lessor for any of
the expenses or fees incurred or arising from such lien, including all reasonable legal or
other expenses of Lessor, shall be repaid by Lessee to Lessor on demand with interest at
12%, and if unpaid may be treated as Additional Rent.

11. INDEMNITY, PUBLIC LIABILITY INSURANCE AND FIRE AND EXTENDED
COVERAGE INSURANCE.

(A)  Indemnity: Subject to Section 11(f) below, Lessee shall indemnify, defend,
and hold Lessor harmless from any and all claims arising from Lessee’s use of the
Building or Common Areas, or from any act, omission, or negligence of Lessee, or that of
its agents, employees, or licensees in or about the Demised Premises, Building or
Common Areas. Lessee shall not be obligated to indemnify Lessor for the portion of any
claim or liability caused by or arising from the act, omission or negligence of any party
other than Lessee, or its agents, employees, or licensees. Lessee also shall indemnify,
defend and hold Lessor harmless from all costs, attorney's fees, expenses and liabilities
incurred in connection with any claim or proceeding for which Lessee is responsible under
this paragraph 11(A). If any action or proceeding is brought against Lessor for reason of
any such claims described herein, Lessee upon notice from Lessor will defend the claim at
Lessee’s expense with counsel reasonably satisfactory to Lessor.

Subject to Section 11(f) below, Lessor shall indemnify, defend, and hold
Lessee harmless from any and all claims arising from Lessor's use of the Building or
Common Areas, or from any act, omission, or negligence of Lessor, or that of its agents,
employees, or licensees in or about the Demised Premises, Building or Common Areas.
Lessor shall not be obligated to indemnify Lessee for the portion of any claim or liability
caused by or arising from the act, omission or negligence of any party other than Lessor,
or its agents, employees or licensees. Lessor also shall indemnify, defend and hold
Lessee harmless from all costs, attomey’s fees, expenses and liabilities incurred in
connection with any claim or proceeding for which Lessor is responsible under this
paragraph 11(A). If any action or proceeding is brought against Lessee for reason of any
such claims described herein, Lessor upon notice from Lessee will defend the claim at
Lessor's expense with counsel reasonably satisfactory to Lessee.
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(B) Lessee's Insurance: Lessee shall, at its sole cost and expense, keep in full
force and effect the following insurance,

(1) Standard form property insurance insuring against the perils of fire,
extended coverage, vandalism malicious mischief, and special extended coverage (“All-
Risk”). (This insurance policy shall be upon all of “Lessee’s Property" and any
Renovations, alterations or improvements installed by Lessee in the Demised Premises or
which is located in the Building or Common Areas in an amount not less than ninety
percent (90%) of the full replacement cost thereof.)

(2) Comprehensive General Liability Insurance insuring Lessee against
any liability arising out of the lease, use, occupancy or maintenance of the Demised
Premises and all areas appurtenant thereto. Such insurance shall be in the amount of at
least $2,000,000 Combined Single Limit for injury to, or death of one or more persons in
an occurrence. The Policy shall insure the hazards of the Premises and Lessee's
operations thereon, independent contractors, and contractual liability (covering the
indemnity contained in paragraph 11(A). Such policy shall name Lessor and any
Mortgagees of Lessor as insured parties, as their respective interests may appear.

(3)  Workers’ Compensation and Employer's Liability insurance as
required by state law. Any other form or forms of insurance or increased amounts of
insurance as Lessee or any Mortgagees of Lessor may reasonably require from time to
time in form, in amounts and for insurance risks against which a prudent tenant would

protect itself.

(4) Insurance for all tenant improvements installed by Lessee naming
Lessor.

(C) Al policies shall be written in a foorm and with an insurance company
satisfactory to Lessor and shall provide that Lessor shall receive not less than thirty (30)
days' prior written notice of any cancellation. Prior to or at the time that Lessee takes
possession of the Demised Premises, Lessee shall deliver to Lessor copies of policies or
certificates evidencing the existence of the amounts and forms of coverage satisfactory to
Lessor. Lessee shall, within ten (10) days prior to the expiration of such policies, furnish
Lessor with renewals or “binders” thereof, or Lessor may order such insurance and charge
the cost thereof to Lessee as Additional Rent. Furthermore, each policy of insurance
required to be maintained by Lessee and Lessor hereunder shall be issued by a good and
solvent insurance carrier with a financial rating of at least an A-VI status as rated in the
most recent edition of Best's Insurance Reports, licensed to do business in the state in
which the Demised Premises are located.

(D) During the Term of this Lease, Lessor shall insure the Building, Demised
Premises and Common Areas against damage with All-Risk insurance and public liability
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insurance, earthquake and flood and any other perils as Lessor deems reasonably
necessary, all in such amounts equal to the replacement value of the Building and any
other improvements on the Property. [Note to Landlord, please also add liability insurance
requirement]

(E) Lessee will not keep, use, sell or offer for sale in or upon the Demised
Premises any article or use the Demised Premises in any way which may be prohibited by
any insurance policy periodically in force covering the Building. Lessor represents and
warrants to Lessee that the use contemplated herein is not prohibited under Lessor's
insurance policies nor will it increase the cost of Lessor's insurance. Lessee will not keep,
use, sell or offer for sale in or upon the Demised Premises any article or use the Demised
Premises in any way which may be prohibited by any insurance policy periodically in force
covering the Building. If Lessee’s occupancy, use, or business in, or on, the Demised
Premises, whether or not Lessor has consented to the same, results in any increase in
premiums for the insurance periodically carried by Lessor with respect to the Building,
Lessee shall pay any such increase in premiums as Additional Rent within ten (10) days
after being billed therefor by Lessor. Lessee shall promptly comply with all reasonable
requirements of any present or future insurer relating to the Demised Premises.

(F) Lessor and Lessee, for themselves and their respective insurers, agree to
and do hereby, to the extent the damage or injury to their property is covered by
insurance, release each other of and from any and all claims, demands, actions, and
causes of action that each may have or claim to have against the other for loss or damage
to the property of the other, both real and personal, notwithstanding that any such loss or
damage may be due to or result from the negligence of either of the parties hereto or their
respective employees or agents. The damaged or injured party agrees to make and
diligently pursue a claim against its insurance carrier for such damage or injury prior to
seeking recovery against the other party or against the other party’s insurance carrier.

12.  LIABILITY FOR INJURY OR DAMAGE.

Lessor shall not be liable for any damage to personal property resulting from the
carelessness, negligence or improper conduct on the part of any other tenant or occupant
or anyone other than Lessor, its servants, agents, employees, independent contractors or
invitees but no other subtenant's servants, agents, employees, independent contractors or
invitees or for any damage to person or property resuiting from any condition of the
Demised Premises or other cause, including, but not limited to, damage by water not
resulting from the sole negligence of Lessor.

13. DESTRUCTION OF PREMISES.

(A) If less than forty percent (40%) of the Demised Premises are rendered
untenantable by fire or other insured casualty, and if the damage is repairable within sixty
(60) days from the date of the occurrence (with the repair work and preparation therefore
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to be done during regular working hours on regular work days), Lessor shall repair the
Demised Premises with due diligence, to the extent of the insurance proceeds available,
and the monthly Base Rent and Operating Expenses shall be abated in the proportion that
the untenantable portion of the Demised Premises bears to the whole thereof for the
period from the date of the casualty to the completion of the repairs, unless the casualty
results from Lessee’s negligence or its breach of the terms hereof.

If more than forty percent (40%) of the Demised Premises are rendered
untenantable by fire or other insured casualty, or such fire or other casualty occurs during
the last two (2) years of the Lease, Lessee may terminate this lease on thirty (30) days’
written notice, effective as of any date not more than sixty (60) days after the occurrence.

If thirty percent (30%) or more of the Building is destroyed or damaged, regardless
of whether the Demised Premises are damaged, Lessor may terminate this lease as of the
date of such damage or destruction by giving notice to Lessee within thirty (30) days
thereafter of the election to do so. In no event shall Lessor be liable to Lessee for
destruction or for damage to any of Lessee’s property including fixtures, equipment or
other improvements unless the casualty results from Lessor's negligence or its breach of

the terms hereof.

14. EMINENT DOMAIN.

If all or part of the Demised Premises shall be taken as a result of the exercise of
the power of eminent domain, this Lease shall terminate as to the part so taken as of the
date of taking. In the event of a partial taking, either Lessor or Lessee shall have the right
to terminate this Lease as to the balance of the Demised Premises by written notice to the
other within thirty (30) days after such date; provided, however, that a condition to the
exercise by Lessee of such right to terminate shall be that the portion of the Demised
Premises taken shall be of such extent and nature as to substantially handicap, impede or
impair Lessee’s use of the balance of the Demised Premises. In the event of a total taking
or a partial taking resulting in termination of this Lease, Lessor shall be entitied to any and
all compensation, damages or awards which may be paid in connection therewith. Lessee
shall be entitled to any damages separately awarded by the condemning authority that are
attributable to moving expenses or damages to Lessee’s non-removable fixtures, provided
that such award does not diminish the award to Lessor and further provided that no portion
of the award is for any excess value or leasehold value of this Lease. In the event of a
partial taking of the Demised Premises which does not result in termination of this Lease,
the monthly Base Rent thereafter shall be equitably reduced in fair proportion to the
reduction in area of the Demised Premises and reduction in its fair market rental value.

15. ADMITTANCE BY PASS KEY.

Lessor shall issue pass keys to Lessee for after hours admittance to the Building
and Demised Premises. Lessor shall not be liable for the consequences of admitting by

. 17
LESSOR: zz - LESSEE:_ 1O~

4842-1375-4467v.6 0001795-000332

118



pass key or refusing to admit to the Demised Premises any of the Lessee's agents and
employees claiming the right of admittance. Notwithstanding the forgoing, Lessee will be
pemitted to install its own card access system for the patient entrance door and its
employee entrance/supply door.

16. EXHIBITION AND INSPECTION OF PREMISES.

Lessor and Lessor's agents shall have the right at reasonable hours but subject to
Section 38(s), upon one (1) day's nofice to (a) exhibit the Demised Premises to
prospective purchasers and during the final six months of the Lease Term hereof to
prospective Lessees; (b) to examine the Demised Premises to determine whether Lessee
is complying with its obligations hereunder and in reference to any emergency or general
maintenance; (c) supply any service to be supplied by Lessor to Lessee hereunder; and
(d) to make repairs or alteration to any portion of the Building; provided that during any
such entry into the Demised Premises, Lessor uses commercially reasonable efforts not to
interfere with Lessee’s use or access to the Demised Premises or any Common Areas
serving the Demised Premises. Lessee hereby waives any claim for damages for any
injury or inconvenience to or interference with Lessee’s business, occupancy or quiet
enjoyment of the Demised Premises.

17. VACATION OR ABANDONMENT.

Upon abandonment of the Demised Premises for a period in excess of sixty (60)
consecutive days, coupled with the nonpayment of Base Rent and such nonpayment is
not permitted by the terms of this Lease, by the Lessee without the prior written consent of
Lessor, Lessor may forthwith enter upon the Demised Premises or any portion hereof and
relet and otherwise exercise control over the Demised Premises and Lessee’s fixtures and
equipment situated therein. For the purpose of such reletting, Lessor is authorized at the
cost of Lessee to make any repairs, changes, alterations or additions in or to said Demised
Premises which may be necessary in the opinion of Lessor for the purpose of such
reletting. Such entry and control shall not release Lessee from the obligations herein, and
Lessee shall remain liable and continue to be bound and shall continue to pay rent, unless
Lessor, at Lessor’s election, shall terminate this lease, and in that event Lessor shall be
entited to damages as provided in paragraph 24. Any personal property left on the
Demised Premises shall be deemed to be abandoned at the option of Lessor, and Lessee
waives any claims to or arising from said property.

18. SIGNS.

No sign, picture, advertisement or notice shall be displayed, inscribed, painted or
affixed to any of the glass or woodwork of the Demised Premises, or on the exterior walls
of the Building, except such as shall be approved in writing by Lessor or otherwise set
forth in Exhibit “H” attached hereto. Lessor will provide lobby, suite and mail box signs at
Lessor's expense.
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19. ELECTRICAL AND MECHANICAL DEVICES AND INSTALLATION.

Lessee shall not without Lessor's prior written consent, operate or install any
electrical equipment or operate or install any machinery or mechanical device on the
Demised Premises other than those that are used in Lessee’s dialysis centers and related
administrative and office use. No electrical wiring or other electrical apparatus shall be
installed, maintained or operated on the Demised Premises, except with the prior written
approval of and in a manner satisfactory to Lessor, and in no event shall Lessee overload
the electrical circuits from which Lessee obtains current. Notwithstanding the foregoing,
Lessor shall allow Lessee to install a generator at some point during the lease term, at
Lessee’s option and at Lessee's expense. The generator will be installed behind the
building at a mutually acceptable location.

20. WINDOWS.

Lessee shall not allow anything to be placed on the outside window ledges of the
Demised Premises. No awnings shall be attached to the outside of any windows of the
Demised Premises. Only such window draperies furnished by Lessor, which shall be
uniform to building standards, shall be exposed to exterior views.

21. FLOOR COVERINGS.

Lessee, or any other person, shall be permitted to lay linoleum or any other floor
covering or attach or affix any covering to the walls or ceiling of the Demised Premises or
any part thereof with the prior consent of Lessor, which consent shall not be unreasonably
withheld. Any such addition shall be deemed an alteration within the meaning of
paragraph 8 and shall be subject to the conditions set forth therein.

22. SERVICES.

(A) Lessee's Responsibility: Lessee shall be solely responsible for and shall
promptly pay all charges for telephone and all other charges which are separately metered
and supplied to the Demised Premises at Lessee’s request. Lessee agrees to keep the
temperature of the Demised Premises at such level as may be reasonably required by
Lessor, provided that it is consistent with a first class dialysis center, to protect the Building
and prevent the dissipation of heat or air conditioning in the areas adjacent to the Demised

Premises.

(B) Services: As long as Lessee is not in default beyond any applicable cure
period under this Lease, Lessor shall cause the public and common areas of the Building,
such as lobbies, elevators, stairs, corridors and restrooms, to be maintained in reasonably
good order and condition, except for damage occasioned by any act or omission of Lessee
or Lessee’s officers, contractors, agents, invitees, licensees or employees, the repair of
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which shall be paid for by Lessee. From 7:00 a.m. to 6:00 p.m. on weekdays, excluding
legal holidays (“Normal Business Hours"), Lessor shall furnish the Demised Premises with
heat and air conditioning services and usual janitorial services. From 5:00 a.m. to 1:00
a.m. (the following stated day) on weekdays and Saturdays, Lessor shall furnish the
Demised Premises with electricity for lighting and operation of 110-volt office machines
and hot and cold water. Lessor covenants that notice will be provided no less than 48
hours in advance of any planned repairs or any other event that may impact the ability to
provide continuous services to the Demised Premises, not including emergencies. If
requested by Lessee, Lessor shall furnish services at times other than Normal Business
Hours, and Lessee shall pay for the cost of such services at reasonable rates established
by Lessor, as Additional Rent.

(C) Janitorial: Lessee shall provide its own janitorial services within the Demised
Premises. Nommal janitorial services provided for common areas are hereby attached as
Exhibit “I”.

(D) Electrical: If Lessee's consumption of electricity is in excess of the normal
consumption standard reasonably established by Lessor, then Lessee shall promptly
reimburse Lessor and Additional Rent upon receipt of an invoice for such excess
consumption. If a separate meter is not installed at Lessee’s cost, such excess costs will
be established by an estimate agreed upon by Lessor and Lessee, and if the parties fail to
agree, the excess cost shall be established by an independent licensed engineer. In
addition to the above, if Lessee’s electrical needs exceed Building standards established
by Lessor, then Lessee agrees to pay the costs incurred by Lessor for installing necessary
supplementary air conditioning capacity or electrical systems. In addition, Lessee shall
pay Lessor Additional Rent in advance on the first day of each month during the Lease
Term amounts reasonably estimated by Lessor to cover the cost of operating and
maintaining the supplementary systems.

(E) Interruption: Except as provided herein, Lessor shall not be liable for any
loss, injury or damage to person or property caused by or resulting from any variation,
interruption, or failure of such services due to any cause whatsoever, or from failure to
make any repairs or perform any maintenance. No temporary interruption or failure of
such services incident to the making of repairs, alterations or improvements, or due to
accident, strike or conditions or events beyond Lessor's reasonable control shall be
deemed an eviction of Lessee or to relieve Lessee from any of Lessee’s obligations
hereunder or to give Lessee a right of action against Lessor for damages; provided,
however, if Lessee is deprived of utility services for more than three (3) consecutive
business days, the Base Rent shall be appropriately abated until utility services are
restored

23. ACTION OR SUIT.
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If either party institutes a suit to enforce any covenants or agreements herein or to
obtain any of the remedies provided herein, the prevailing party shall be entitied an award
for reasonable attorney’s fees in such suit or action including any appeal taken by either
party to such suit or action.

24. DEFAULT.

The occurrence of any one or more of the following events shall constitute a breach
of the Lease and default by Lessee:

(A) If the Base Rent, Additional Rent or other payments required of Lessee to
Lessor shall be in arrears for a period of ten (10) days after due; or

(B) If Lessee fails to keep or perform any of the covenants or conditions of this
Lease or rules or regulations in connection therewith, within thirty (30) days after written
notice of default (or longer if Lessee commences to cure within said thirty day period but
the default cannot reasonably be cured in thirty days), or

(C) If areceiver shall be appointed for Lessee's property or any part thereof, or if
a petition is filed by Lessee for an arrangement with his creditors under Chapter 11 of the
Bankruptcy Act, or if Lessee shall be declared bankrupt or insolvent according to law, or if
any assignment of Lessee's property shall be made for the benefit of creditors; or

(D) If Lessee shall fail to pay any sum of money, other than Rent and Additional
Rent required to be paid by it hereunder or shall fail to perform any other act on its part to
be performed hereunder, and such failure shall continue for 10 days after notice thereof by
Lessor provided Lessee has not otherwise contested the validity of such payment, Lessor
may, but shall not be obligated so to do, and without waiving or releasing Lessee from any
obligations of Lessee, make any such payment or perform any such other act on Lessee’s
part to be made or performed as provided in this Lease. Upon defauit Lessor may, at
Lessor's option, immediately without notice declare Lessee's rights under this Lease
terminated, and upon termination Lessor may forthwith enter into and upon the Demised
Premises, repossess them and expel Lessee or those claiming under Lessee, removing all
persons and effects therefrom, forcibly, if necessary, and lock the Demised Premises. In
so acting Lessor shall not be deemed to have trespassed in any manner nor shall Lessor's
actions be construed to be a waiver or relinquishment of any of Lessor's rights or
remedies. Lessee expressly agrees herein that it waives service of any demand for
payment of Rent or for possession and hereby waives any claim for damages by reason of
such repossession. All sums so paid by for and all necessary incidental costs together
with interest thereon at the rate of eighteen percent (18%) per annum or four percent (4%)
above the prime rate of Bank of America (Seattle, Washington), whichever is more per
annum from the date of such payment by Lessor, shall be payable as Additional Rent to
Lessor on demand, and Lessee covenants to pay any such sums.
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25. DAMAGES.

In the event of termination on default, Lessor shall be entitled to request
immediately, without waiting until the due date of any future Rent or until the date fixed for
expiration of the Lease Term, any excess of the value of Lessee’s obligations under this
Lease, including the obligation to pay Rent, from the date of default until the end of the
Lease Term, over the reasonable rental value of the property for the same period figured
as of the date of default, plus the reasonable cost of reentry, reletting, including, without
limitation, the cost of any clean-up, refurbishing, removal of Lessee’s property and fixtures,
storage, or any other expense occasioned by Lessee'’s failure to quit the Demised
Premises upon termination or to leave them in the required condition, any remodeling
costs, attomneys’ fees, court costs, broker commissions and advertising costs plus the
amount of the loss of the reasonable rental value from the date of default until a new
tenant has been, or, with the exercise of reasonable diligence, could have been secured.

26. CUMULATIVE REMEDIES--NO WAIVER.

No right to remedy herein expressly conferred upon or reserved to Lessor is
intended to be exclusive of any other right or remedy, and each and every right and
remedy shall be cumulative and in addition to any other right or remedy given hereunder
or now or hereafter existing at law or in equity or by statute. The failure of Lessor to insist
in any one or more instances upon the strict performance by Lessee of any of the
covenants of this Lease or to exercise any option herein contained shall not be construed
as a waiver or a relinquishment for the future of any such covenant or option. The receipt
by Lessor of Rent with the knowledge of a breach of any covenant or agreement hereof
shall not be deemed a waiver of such breach, and no waiver by Lessor of any provision of
this Lease shall be deemed to have been made unless expressed in writing and signed by
Lessor or its duly authorized agent.

27. REPAIR.

In the event Lessor, during the Lease Term deems it necessary to repair, alter,
remove, reconstruct or improve any part of the Demised Premises or of the Building of
which the Demised Premises are all part, then such repairing, alteration, or removal,
reconstruction or improvement may be made by and at the expense of Lessor without any
interference or claim for damages by Lessee, so long as the repairs are undertaken within
a reasonable time after receipt of notice from Lessee of the defect or need of repair.
Furthermore, Lessor agrees to undertake any repairs or improvements that impact the
Demised Premises on such occasion with as little interference with Lessee’s business as

possible.

28. HOLDING OVER
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If Lessee shall hold over after the expiration of the Lease Term and shall not have
agreed in writing with Lessor upon the terms and provisions of a new lease prior to such
expiration, Lessee shall remain bound by all terms, covenants and agreements hereof,
except that the tenancy shall be one from month to month at 150% of the then scheduled
Rent for comparable space within the Building, as solely and reasonably determined by
the Lessor.

29. FURNITURE AND BULKY ITEMS

Safes, furniture or bulky items shall be moved in or out of the Demised Premises
shall be made through the service door to the Demised Premises, and such transfers shall
not require the consent of Lessor.

30. REGULATIONS

Lessor may make and enforce regulations appropriate for maintenance and
management of the Building and Project, including but not limited to regulations for order,
cleanliness and security, but said regulations shall not be inconsistent with the terms,
covenants and conditions of this Lease. Lessor shall not be responsible to Lessee for the
nonperformance by any other lessee or occupant of any said rules or regulations,
provided, however, Lessor shall be responsible to take action to enforce the rules and
regulations against other lessees or occupants of the Building.

31. LESSEE'S ACCEPTANCE OF THE DEMISED PREMISES

Lessor and Lessee agree that the terms of the subparagraph checked below apply
to Lessee's acceptance of the Demised Premises:

(A) Lessor shall prepare the Demised Premises for occupancy in
accordance with the Tenant Improvement Space Plan attached Exhibit G, and Work Letter
Agreement attached hereto as Exhibit H. All improvements made in connection with the
preparation of the Demised Premises for occupancy shall be and remain the property of
Lessor. Lessee shall pay all cost of fumnishing, installing or connecting fixtures and any
equipment required by Lessee.  Lessee agrees to accept delivery of the Demised
Premises upon notice of the availability and Substantial Completion (as defined in the
Work Letter) of the Demised Premises given to Lessee by Lessor (the “Delivery Date”).
By taking delivery of the Demised Premises, Lessee formally accepts the same and
acknowledges that the Demised Premises are in the condition called for hereunder, except
as otherwise set forth and agreed to in writing at the time of taking possession.

(B) X Lessor shall deliver the Demised Premises to Lessee on the
Lessee Occupation Date in good and clean condition, and Lessor warrants that, to the
best of Lessor's knowledge, all other Building systems (including electrical, mechanical
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and plumbing) are in good working order. Subject to the preceding sentence, Lessee
accepts delivery of the Demised Premises in their then- present condition, "as is". Lessee
is not relying on any representation or warranty of Lessor as to the fitness of the Demised
Premises for Lessee’s particular use, except as otherwise set forth in this Lease.

33. SUBSTITUTION SPACE.

N/A
34. SUBORDINATION.

This Lease and all interest and estate of Lessee hereunder is subject to and is
hereby subordinated to any first mortgage and deed of trust affecting the Demised
Premises or the Property of which said Demised Premises are a part. Lessee agrees to
execute at no expense to the Lessor, any instrument which may be deemed necessary or
desirable by the Lessor or mortgagee to further effect the subordination of this Lease to
any such mortgage or deed of trust provided such instrument does not amend the terms of
this Lease. In the event of a sale or assignment of Lessor's interest in the Demised
Premises, or in the event of any proceedings brought for the foreclosure of, or in the event
of exercise of the power of sale under any mortgage or deed of trust made by Lessor
covering the Demised Premises, Lessee shall attorn to the purchaser and recognize such
purchaser as Lessor; provided such purchaser agrees to not to disturb Lessee's rights
under this Lease, recognize this Lease and Lessee’s rights hereunder. [Note the estoppel
section is below, and requiring a lender to recognize a tenant'’s rights under the lease is
standard in commercial leases]

35. ESTOPPEL CERTIFICATE.

At any time upon ten (10) days prior written request by Lessor, Lessee shall
promptly execute, acknowledge and deliver to Lessor a certificate certifying (a) that this
Lease is unmodified and in full force and effect or, if there had been modifications, that this
Lease is in full force and effect as modified, and state the date and nature of each
modification; (b) the date, if any, to which Rent and other sums payable hereunder have
been paid; (c) that no notice has been received by Lessee of any default which has not
been cured, except as to default specified in said certificate; and (d) such other matters as
may be reasonably requested by Lessor. Any such certificate may be relied upon by any
prospective Purchaser, Mortgagee or Beneficiary of a Deed of Trust placed on or against
the Building or Project or on or against Lessor’s interest or estate or any part thereof,
provided that any prospective Purchaser, Mortgagee or Beneficiary of a Deed of Trust
agrees in writing not to disturb Lessee's right to possession and use of the Demised
Premises and Lessee's rights under this Lease so long as no default by Lessee has
occurred and is continuing.

36. FINANCIAL STATEMENTS.
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Within thirty (30) days after Lessor's request therefor, Lessee shall deliver to Lessor
such financial statements regarding Lessee as Lessor may reasonably request but no
more than once per calendar year. Lessee shall certify the accuracy of such statements.
Lessor may make the financial statements available to potential lenders or purchasers, but
shall otherwise preserve their confidentiality except in connection with legal proceedings
between the parties or as otherwise directed by court rule or order.

37. ENVIRONMENTAL PROVISIONS.

(A) Covenants and Agreements.

(1) Lessee covenants and agrees from the date hereof and so long as
this Lease shall remain in effect not to cause or pemmit the presence, use, generation,
release, discharge, storage, disposal, or transportation of any Hazardous Materials (as
hereinafter defined) on, under, in, about, or from the Demised Premises, the Building or
the Project by Lessee, Lessee’s agents, representatives, employees, contractors, invitees
(but excluding Lessor or any agent, representative, employee or contractor of Lessor), or,
licensees, except for those items used in the ordinary course of Lessee’s business or an
office setting but all in accordance with all environmental laws.

(2)  Notwithstanding the foregoing, Lessee hereby covenants and agrees
to promptly remove from the Project, the Building and/or the Demised Premises, any
Hazardous Materials discovered thereon which have been used, discharged, disposed of,
sold or stored thereon by Lessee or Lessee's agents, representatives, employees,
contractors, invitees (but excluding Lessor or any agent, representative, employee or
contractor of Lessor), or licensees, and to comply in all respect with any and all such
Hazardous Materials to remain, and be stored or disposed of, in Lessee’s name.

(B) Environmental Indemnification. Lessee agrees to indemnify, pay and
protect, defend (with counsel approved by Lessor), and hold hamless Lessor and its
trustees, officers, employees, agents, assigns and mortgagees from and against any
claims (including, without limitation, third party claims for personal injury or real or personal
property damage or damage to the environment), actions, administrative proceedings
(including informal proceedings), judgments, damages , penalties, fines, costs, liabilities
(including sums paid in settlement of claims), interest, or losses, including reasonable
attorneys’ fees and expenses (including, without limitation, any such fees and expenses
incurred in enforcing this Lease or collecting any sums due hereunder), consuitant fees,
and expert fees, together with all other costs and expenses of any kind or nature
(coliectively, the “Costs”), incurred during or after the term of this Lease that arise directly
from or in connection with the presence, suspected presence, release, or suspected
release of any Hazardous Material in or into the air, soil, groundwater, or surface water at,
on, about, under, or within the Project, the Building and/or the Demised Premises, or any
portion thereof, by Lessee or Lessee’s agents, representatives, employees, contractors,
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invitees (but excluding Lessor or any agent, representative, employee or contractor of
Lessor), or licensees. The indemnification provided in this paragraph 37(B) shall
specifically apply to and include claims or actions brought by or on behalf of employees,
guests, contractors, agents, licensees and/or invitees of Lessee. In the event Lessor shall
suffer or incur any such Costs, Lessee shall pay to Lessor the total of all such Costs
suffered or incurred by Lessor upon demand by Lessor. Without limiting the generality of
the foregoing, the indemnification provided in this paragraph 37(B) shall specifically cover
costs, including capital, operating, and maintenance costs, incurred in connection with any
investigation or monitoring of site conditions, any clean-up, containment, remedial,
removal, or restoration work required or performed by any federal, state, or local
governmental agency or political subdivision or performed by any nongovernmental entity
or person because of the presence, suspected presence, release, or suspected release of
any Hazardous Material in or into the air, soil, groundwater, or surface water, at, on, about,
under or within the Project, the Building and/or Demised Premises (or any portion thereof),
by Lessee or Lessee’s agents, representatives, employees, invitees (but excluding Lessor
or any agent, representative, employee or contractor of Lessor), contractors, or licensees
and any claims of third parties for loss or damage due to such Hazardous Material,

Lessor hereby represents and warrants to the best of Lessor's knowledge that as of
the date hereof there are no Hazardous Materials on, under, in, about, or from the
Demised Premises, the Building or the Project. Lessor agrees to indemnify, defend and
hold harmless Lessee and its trustees, officers, employees, agents, assigns and
mortgagees(s) from and against any claims (including, without limitation, third party claims
for personal injury or real or personal property damage or damage to the environment),
actions, administrative proceedings (including informal proceedings), judgments, damages
, penalties, fines, costs, liabilities (including sums paid in settlement of claims), interest, or
losses, including reasonable attorneys' fees and expenses (including, without limitation,
any such fees and expenses incurred in enforcing this Lease or collecting any sums due
hereunder), consultant fees, and expert fees, together with all other costs and expenses of
any kind or nature (collectively, the “Costs”), incurred during or after the term of this Lease
that arise directly from or in connection with the presence, suspected presence, release, or
suspected release of any Hazardous Material in or into the air, soil, groundwater, or
surface water at, on, about, under, or within the Project, the Building and/or the Demised
Premises, or any portion thereof, as of the date hereof.

(C) Remedial Work. In the event any investigation or monitoring of site
conditions or any clean-up, containment, restoration, removal, or other remedial work
(collectively the “Remedial Work”) is required under any applicable federal, state, or local
law or regulation, by any judicial order, or by any governmental entity, or in order to comply
with any agreements affecting the Project, the Building and/or Demised Premises because
of, or in connection with, any occurrence or event described in paragraph 37(B) above,
Lessee shall perform or cause to be performed the Remedial Work in compliance with
such law, regulation, order, or agreement. All Remedial Work shall be performed by one
or more cggtr'actors selected by Lessor and under the supervision of a consulting engineer
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selected by Lessor, promulgated in accordance with the remediation plan promulgated by
an environmental consulting firm selected by Lessor. All costs and expenses of such
Remedial Work shall be paid by Lessee including, without limitation, the charges of such
contractor(s), the consulting engineer, the environmental consulting firm and Lessor's
reasonable attorneys’ fees and costs incurred in connection with monitoring or review of
such Remedial Work. In the event Lessee shall fail to timely commence, or cause to be
commenced, or fail to diligently prosecute to completion, such Remedial Work, Lessor
may, but shall not be required to, cause such Remedial Work to be performed, and all
costs and expenses thereof, or incurred in connection therewith shall be Costs within the
meaning of paragraph 37(B) above. All such Costs shall be due and payable upon
demand by Lessor.

(D)  Notice of Claims. Lessee shall give notice to Lessor of any claim, action,
administrative proceeding (including, without limitation, informal proceedings), or other
demand by any governmental agency or other third party involving Hazardous Materials,
Costs and/or Remedial Work at the time such claim or other demand first becomes known
to Lessee. Receipt of any such notice shall not be deemed to create any obligation on
Lessor to defend or otherwise respond to any claim or demand.

(E) Survival. The provisions of this paragraph 37 shall be in addition to any

other obligations and liabilities Lessee may have to Lessor at law or equity and shall
expressly survive the expiration of the Term or other termination of this Lease.

38. GENERAL PROVISIONS.

(A) Lessor's Liability: Anything in this Lease to the contrary notwithstanding,
covenants, undertakings and agreements herein made on the part of the Lessor are made
and intended not as personal covenants, undertakings and agreements for the purpose of
binding only the Lessor's interest in the Demised Premises and Building, as the same may
from ftime to time be encumbered. No personal liability or personal responsibility is
assumed by nor shall at any time be asserted or enforceable against Lessor or its partners
or their respective heirs, legal representatives, successor and assigns on account of the
Lease or on account of any covenant, undertaking or agreement of Lessor in the Lease

contained.

(B) Transfer of Lessor's Interest: In the event of any transfer or transfers of
Lessor's interest in the Demised Premises or in the Building, other than a transfer for
security purposes only, the transferor shall be automatically relieved of any and all
obligations and liabilities on the part of Lessor accruing from and after the date of such
transfer and Lessee agrees to attorn to the transferee.

(C) Severability: Any provision of this Lease which shall prove to be invalid, void
or illegal shall in no way affect, impair or invalidate any other provision hereof, and the
remaining provisions hereof shall nevertheless remain in full force and effect.
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(D)  Force Majeure: Time periods for Lessor performance under any provision of
this Lease shall be extended for periods of time during which the Lessor's performance is
prevented due to circumstances beyond the Lessor's control, including without limitation,
strikes, embargoes, governmental regulations, acts of God, war or other strife.

(E) Authority: If Lessee is a corporation, partnership or other entity, each
individual executing this Lease on behalf of Lessee represents and warrants that he is duly
authorized to execute and deliver this Lease on behalf of Lessee in accordance with a duly
adopted resolution of the Board of Directors of Lessee, bylaws, partnership agreement or
other organizational documents, and that this Lease is binding upon Lessee in accordance
with its terms. Lessee shall, within thirty (30) days after execution of this Lease deliver to
Lessor a certified copy of a board resolution authorizing and ratifying the execution of this
Lease or other confiration as Lessor may require.

(F)  Abandonment: Lessee shall not abandon the Demised Premises without
paying rent at any time during the Lease Term, and any such vacation or abandonment
shall be a breach of this Lease. If Lessee shall abandon or surrender said Demised
Premises or be dispossessed by process of law or otherwise, any personal property
belonging to Lessee and left on the Demised Premises shall, at the option of Lessor, be
deemed to be abandoned and title thereto shall pass to Lessor, except such property as
may be mortgaged by Lessor.

(G) Lease Effective Date: Submission of this instrument for examination or
signature by Lessee does not constitute a reservation of or option for Lease, and it is not
effective as a Lease or otherwise until execution and delivery by both Lessor and Lessee.

(H) Article Headings: The article headings throughout this instrument are for
convenience in reference only, and the words contained therein shall in no way be held to
explain, modify, amplify, or aid in the interpretation, construction or meaning of the
provisions of this Lease.

()] Notice: Any notice which may be given by either party to the other whether
required under the terms of this Lease or by law shall be conclusively deemed to be
sufficiently given when deposited in the United States mail, postage prepaid, registered, or
certified, addressed if to the Lessor at:

Everett Mall Office Building, LLC
1429 Ave D, #521

Snohomish, WA 98290

Ray Kirtley

P: 425-330-6882
rkirtley@kirtleysite.com
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and if to Lessee:

Northwest Kidney Centers
700 Broadway

Seattle, WA 98122

Attn; Austin Ross

P: 206-720-8505
Austin.Ross@nwkidney.org

or at such other address which the parties may from time to time designate in writing.

(J) Parties Affected: The rights, liabilities and remedies provided for herein shall
extend to the heirs, legal representatives, successors and as far as the terms of this Lease
permit, assigns of the parties hereto. The words "Lessor' and "Lessee" and their
accompanying verbs or pronouns, whenever used in this Lease shall apply equally to all
persons, firms, or corporations which may be or become parties hereto.

(K)  Brokers' Commission. Broker shall receive commission as provided for in
Leasing Commission Agreement. All references to “Lease Commencement” in the
Leasing Commission Agreement shall mean Lessee’s Occupation Date as defined in
Section 2(A) of this Lease; therefore, the Broker's Commission shall be paid out only after
the Lessee’s Occupation Date in accordance with the terms of the Leasing Commission

Agreement.

(1)  Atthe signing of this Lease Derek Heed of Colliers International
represented the Lessor as the Broker.

(L)  Partial Invalidity. If any term, covenant or condition of this Lease or the
application thereof to any person or circumstance is, to any extent, invalid or
unenforceable, the remainder of this Lease, or the application of such term, covenant or
condition to persons or circumstances other than those as to which it is held invalid or
unenforceable, shall not be affected thereby and each term, covenant or condition of this
Lease shall be valid and be enforced to the fullest extent permitted by law.

(M) Recording. Lessee shall not record this Lease without the prior written
consent of Lessor, which consent may be denied or conditioned within Lessor's discretion.
However, upon Lessor's request, both parties shall execute a memorandum of this Lease,
in a form customarily used for such purpose of recordation. The memorandum shall
describe the parties, the Premises and the term of this Lease and shall incorporate the

other terms of this Lease by reference.

(N)  Time of Essence. TIME IS OF THE ESSENCE OF THIS AGREEMENT.
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(O) Place of Law. This Lease shall be governed by the laws of the state of
Washington.

(P)  Entire Agreement. This Lease and the exhibits hereto constitute the entire
agreement between the parties hereto and supersede and replace all prior written and oral
agreements. No prior agreement, understandings, representations by any broker or other
party shall be valid or of any force or effect.

(Q) Lessor's Consent If any action by the Lessee requires consent by the
Lessor, said consent by Lessor shall not te unreasonably withheld or delayed unless
otherwise stated.

(R)  Quiet Enjoyment: Except as otherwise provided in the Lease, Lessee
shall lawfully, peaceably, and quietly have, hold, occupy and enjoy the Demised Premises
during the Lease Term, without injurious hindrance or ejection by Lessor or by anyone
claiming under Lessor.

(8) Confidentiality of Medical Records. Lessor acknowledges that as a provider
of medical and healthcare related services, Lessee is subject to various laws and
regulations, including without limitation the Health Insurance Portability and Accountability
Act (“HIPAA") which require Lessee to take reasonable steps to maintain the confidentiality
of its customers and other information respecting business conducted in the Demised
Premises. During the Term, all health care, medical and patient or customer information
within the Demised Premises (if any) is considered confidential by Lessee and shall not be
inspected, reproduced or otherwise removed from the Premises by Lessor. Lessee shall
adopt protocols and guidelines for any entry to the Demised Premises by Lessor, its
contractors and agents for any purpose (including, but not limited to emergencies, casuaity
events, inspection of the Building and Demised Premises, performance of any
maintenance or repair work in the Building and/or Demised Premises) (each a “Lessor
Entry") as Lessee determines are necessary to safeguard patient confidentiality, prevent
use or disclosure of Protected Health Information (as defined under HIPAA) and otherwise
necessary to comply with all applicable Health Care Laws. Lessee shall be solely
responsible to develop, implement and enforce such protocols and otherwise provide
security systems so as to protect all Protected Health Information and maintain patient
confidentiality as required under any Health Care Law in connection with any Lessor Entry.
Although Lessor will use its best efforts to comply with any reasonable protocols or
guidelines provided by Lessee with respect to any Lessor Entry, Lessor shall not be
responsible or have any liability to Lessee for any violation of any Health Care Laws
occurring in connection with any Lessor Entry. Lessee hereby waives any claim for
damages for any injury or inconvenience to or interference with Lessee’s business, any
loss of occupancy, any damages suffered by Lessee (including fines and penalties) or
quiet enjoyment of the Building and Demised Premises, arising from exercise by Lessor of
its rights hereunder. Lessor agrees to hold all individually identifiable patient health
information (“Protected Health Information” or “PHI") that may be shared, transferred,
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transmitted, or otherwise obtained by Lessor or which may be encountered in the course
of Lessor's performance under this Lease, strictly confidential.
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IN WITNESS WHEREOF, the parties hereto have executed this Lease as of the

date herein written.

Executed this 'l“) day of
Y =" , 2018

Executed this _14__ day of
Vunrme , 2018

LESSOR:__“ ﬁ

4842-1375-4467v.6 0001795-000332

LESSOR:
Everett Mall Office Building, LLC

By:

Ralph Kirtle
its:  Managing Member
LESSEE:

Northwest Kidney Center,
a Washington nonprofit corporation

Bﬁ,@f

its: (O =re)
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FOR AN ACKNOWLEDGMENT IN AN CORPORATE CAPACITY:

State of it (A )
County of SVOWATD VN _ )
Fn
On this ’ L*! day of TUV\_L ; 20(_:94 before me personally appeared

Ralph Kirtley to me known to be the Managing Member of Everett Mall Office Building, LLC the entity that
executed the within and foregoing instrument, and acknowledged the same instrument to be the free and
voluntary act and deed of said entity, for the uses and purposes therein mentioned

and on oath stated that they were authorized to execute said instrument.

nated-:jl)\f\k 14,2018

W, ‘ Notagy Public - Sjgnature
S RA YE/C;”’/,’ [ym ﬁ?ﬁm’t

SJ ,.'-\;:é%'i'ﬁﬁ'?;;., <% Type or Print Narfie &f Notary
s S £ z
S {° NOTARY : = State of Y\%'aw—
JepaL QRalhuP); . 2
zD% He! iss Residing in |- &Em £ ! E
":7{‘(\ ol 5,?;.2333.:% (;; § My Appointment expires: 4] 2) 90'5()
7,
iy WSS
FOR AN ACKNOWLEDGMENT IN A CORPORATE CAPACITY:
State of )
)
County of )
On this day of 20__, before me personally appeared

to me known to be the of the
that executed the within and foregoing instrument, and acknowledged the same instrument to be the
free and voluntary act and deed of said corporation, for the uses and purposes therein mentioned and
on oath stated that they were authorized to execute said instrument.

Dated:
Notary Public - Signature
Type or Print Name of Notary
(SEAL OR STAMP) State of
Residing in
My appointment expires
33
LESSOR: LESSEE:_ >

4842-1375-4467v.6 0001795-000332

134



FOR AN ACKNOWLEDGMENT IN A CORPORATE CAPACITY:

State of Washington )
)
County of King )
é)n this_ < dayof QG w~a 20/} fbefore me personally appeared
~ c tomeknowntobethe O o of Northwest Kidney Centers, a

Washington nonprofit corporation. the Z4 4 ¢

that executed the within and foregoing instrumenﬂ and acknowledged the same instrument to be the
free and voluntary act and deed of said corporation, for the uses and purposes therein mentioned and
on oath stated that they were authorized to execute said instrument.

Dated: ____Lo[I4 ]vx Hr DQJ._L_._W

- Notary Public - Signature ()
d D e_x\.l\d
Type or Print Name of Notary

(SEAL OR STAMP) State of Washington
Residing in Wi r-\e

MAUREEN T OREILLY
Notary Public

State of Washington
My Appointment Expires
Jan 3, 2022

Q’ 34
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EXHIBIT “A”
DEMISED PREMISES
EVERETT MALL OFFICE PARK 1

1010 S. E. EVERETT MALL WAY
EVERETT, WASHINGTON 98208
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LEGAL DESCRIPTION

That portion of the southeast quarter of the southwest quarter of Section 18, Township 28
North, Range 5 East, W.M. in Snohomish County, Washington described as follows:

Beginning at the southwest corner of said Section 18 thence north 00%41'40” east along
the west line thereof 265.43 feet; thence north 69° 14’20"E along he southerly margin of
State Highway Broadway Cut-Off 2417.91 feet; thence south 20°45'40’E 50.00 feet;
thence South 365.22 feet to the TRUE POINT OF BEGINNING; thence south 402.52 feet;
thence south 89°23'47" E 253.13 feet to the west line of the east 30.00 feet in width of said
subdivision; thence south 00°14'26"E along said west line 298.18 feet to the north north
margin of 100th St. S.W.; thence south 89°29'01"E along said north margin 30.00 feet to
the east line of said subdnvnsnon thence north 00°14'26"W along said east line 700.68 feet
to a point which bears south 89°23'47"E from the TRUE POINT OF BEGINNING; thence
north 89°23'47"W 281.44 feet to the TRUE POINT OF BEGINNING.

Together with:

An easement for Ingress, egress, drainage and utilities over that portion of the southeast
quarter of the southwest quarter of Section 18, Township 28 North, Range 5 East, W. M in
Snohomish County, Washington, described as follows:

Beginning at the southwest corner of said Section 18; thence north 00°41'40"E along the
west line thereof 265.43 feet, thence north 69°14'20"E along the southerly margin of State
Highway Broadway Cut-Off 2417.91 feet, thence south 20°45'40"E 50.00 feet; thence
South 365.22 feet; thence south 89°24'47"E 251.44 feet to the west line of the east 30.00
feet of said subdivision and the TRUE POINT OF BEGINNING; thence north 00°14'26"W
along said west line 462.46 feet to the south margin of said State Highway Broadway Cut-
Off; thence north 69°14'20"E along said south margin 32.03 feet to the east line of said
subdivision; thence south 00> 14'26"E along the east line 474.4 13 feet to a point which
bears south 89°23'47" east from the TRUE POINT OF BEGINNING; thence north
89°23'47"W 30.00 feet to the TRUE POINT OF BEGINNING, as disclosed by instruments
recorded under Recording Nos. 1119094, 8010150228 and 8011130240.

ALSO TOGETHER WITH an easement for common parking as set out in Agreement
Recorded March 29,1988 under Recording No. 8803290447 and Amendment of Common
Parking Agreement Recorded May 29, 1992 under Recording No. 9205290605.

Situate in the county of Snohomish, State of Washington.
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EXHIBIT “C”
SITE PLAN

= ACCESS ms_r_am TO IVBR-‘I-'FI' NMIALL SWAY

-Evu;'att Mall Office Park
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LESSOR:

EXHIBIT “D”
RULES AND REGULATIONS

If Lessor objects in writing to any curtains, blinds, shades, screens or hanging
plants or other similar objects attached to or used in connection with any
window or door of the Demised Premises, Lessee shall immediately
discontinue such use. No awning shall be permitted on any part of the
Demised Premises without Lessor’s specific approval in writing. Lessee shall
not place anything against or near glass partitions or doors or windows which
may appear unsightly from outside the Demised Premises.

Lessee shall not obstruct any sidewalk, halls, passages, exits, entrances,
elevators, escalators, or stairways of the Building. The halls, passages, exits,
entrances, shopping malls, elevators, escalators and stairways are not open to
the general public. Lessor shall in all cases retain the right to control and
prevent access thereto of all persons whose presence in the judgment of
Lessor would be prejudicial to the safety, character, reputation and interest of
the Building and its tenants; provided that nothing herein contained shall be
construed to prevent such access to persons with whom any tenant normally
deals in the ordinary course of its business, unless such persons are engaged
in illegal activities. No tenant and no employee or invitee of any tenant shall go
upon the roof of the Building.

The directory of the Building will be provided exclusively for the display of the
name and location of tenants only, and Lessor reserves the right to exclude any
other names therefrom.

Lessee shall not cause any unnecessary labor by carelessness or indifference
to the good order and cleanliness of the Demised Premises. Lessor shall not in
any way be responsible to any Lessee for any loss of property on the Demised
Premises, however occurring, or for any damage to any of Lessee’s property by
the janitor or any other employee or any other persons.

If Lessee requires telegraphic, telephonic, burglar alarm or similar services, it
shall first obtain, and comply with, Lessor's instructions in their installation.

Any freight elevator shall be available for use by all tenants in the Building,
subject to such reasonable scheduling as Lessor in its discretion shall deem
appropriate. No equipment, materials, furniture, packages, supplies,
merchandise or other property will be received in the Building or carried in the
elevators except between such hours and in such elevators as may be
designated by Lessor,

Lessee shall not place a load upon any floor of the Demised Premises which
exceeds the load per square foot which such floor was designed to carry and
which is allowed by law. Lessor shall have the right to prescribe the weight,
size and position of all equipment, materials, furniture or other property brought
in to the Building. Heavy objects shall, if considered necessary by Lessor;
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10.

11.
12.

13.

stand on such platforms as determined by Lessor to be necessary to properly
distribute the weight. Business machines and mechanical equipment belonging
to Lessee, which cause noise or vibration that may be transmitted to the
structure of the Building or to any space therein to any tenants in the Building,
shall be placed and maintained by Lessee, at Lessee’s expense, on vibration
eliminators or other devices sufficient to eliminate noise or vibration. The
persons employed to move such equipment in or out of the Building must be
acceptable to Lessor. Lessee agrees to place a plywood covering over any
lobby, hallway, elevator and office dooring and carpeting during any time where
it is constructing the Premises or moving furniture into or out of the Building.
Pads shall be used in such manner to protect walls and ceilings in said lobbies,
hallways, elevators and offices during said construction or moving periods.
Lessor will not be responsible for loss of, or damage to, any such equipment or
other property from any cause, and all damage done to the Building including
common areas, hallways, elevators and doors by maintaining or moving such
equipment or other property shall be repaired at the expense of Lessee.
Lessee shall not use or keep in the Demised Premises any kerosene, gasoline
or flammable or combustible fluid or material other than those limited quantities
necessary for the operation of maintenance of office equipment. Lessee shall
not use or permit to be used in the Demised Premises any foul or noxious gas
or substance, or permit or allow the Demised Premises to be occupied or used
in a manner offensive or objectionable to Lessor or other occupants of the
Building by reason of noise, odors or vibrations, nor shall Lessee bring into or
keep in or about the Demised Premises any birds, dogs, cats or animals of any
kind.

Lessee shall not use any method of heating or air-conditioning other than that
supplied by Lessor, unless supplemental air-conditioning is required by Lessee.
Lessee shall not waste electricity, water or air-conditioning and agrees to
cooperate fully with Lessor to assure the most effective operation of the
Building’s heating and air-conditioning and to comply with any governmental
energy-saving rules, laws or regulations of which Lessee has actual notice, and
shall refrain from attempting to adjust controls. Lessee shall keep corridor
doors closed, and shall close window coverings at the end of each business
day.

Lessor reserves the right, exercisable without notice