OMW AND ASSQCIATES, INC.

DMW

Healthcare Management and Marketing

CRIGINAL

March 24, 2011
Dale Galassie
Chairman MAR 2 5 2011
Illinois Health Facilities and Services Review Board
HEALT
525 West Jefferson Street, 2" Floor SER’\/’IGEgi Fsé\?lléwgg:m

Springfield, Lllinois 62761

Dear Mr.Galassie:
RE: Modification of Woodlawn Dialysis
CON # 10-093

Change of address

We requested a deferral from the March 22, 2011 State Board meeting when we learned that
our selected site for relocating Woodlawn Dialysis at 4648 S. Drexel Boulevard in Chicago, IL.
(60653) would not receive adequate zoning. The site is within a planned unit development
(PUD) and the landlord was not able to rezone a parcel.

We have a nearby site at 5038 S. Martin Luther King, Jr, Drive in Chicago (60615) that is
1.64 miles and five (5) minutes from the current facility at 1164 E. 55™ St. (60615). The site is
appropriately zonecd B3-3. Attachment 1 documents the site’s proximity and zoning.

The site is vacant land and the dialysis center will be the sole tenant in the new building.
Attachment 2 is a letter of intent (L.OI) to lease approximately 12,000 rentable gross square
feet (gsf). The terms in the draft lease in Attachment 4A are $22.50 per gsf for the first five
(5) years increasing at 10% every five years thereafter. The lease is for 15 years with three (3)
S-year options to renew. Attachment 4B documents the reasonableness of the lease terms.

Attachment 3 is a schematic illustrating that the 32-station facility will have 11,568
department (usable) gross square feet (gsf), 361.5 gsf per station.

The site complies with both the Flood Plain Executive Order and the Illinois Historic
Preservation Act. See Attachments 4 and 5, respectively. Attachment 6 contains revised
sections of the aforementioned CON application acknowledging these changes.

3716 N. BERNARD ST. @ CHICAGO, ILLINOIS BOE18 e {773) 273-0458 FAX (773} 2739-0473




We are also enclosing Check No. 3816704 in the amount of $2,000.00 for your review of our
CON modification.

Thank you for your consideration of this important matter.

Sincerely,

%@% iy M C(//y gl

Delia M. Wozniak
President

Enclosure
CC: Courtney Avery
Administrator
Health Facilities and Services Review Board

Kelly Ladd
Group Director
DaVita Inc. - Chicago
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DU\/lta- DATE: 21-Mar-1 VENDOR NAME: ILLINOIS DEPARTMENT OF PUBLIC . NO. _ 3816704

INVOICE NUMBER INVOICE DATE DESCRIPTION FACILITY | DISCOUNT AMOUNT | NET AMOUNT
IL5580031811 03/18/2011 | CON APLICATION FEE $0.00 $2,000.0(
PLEASE DETACH AND RETAIN THIS STATEMENT AS YOUR RECORD OF PAYMENT _ ~$0.00 $2,000.0(

V¥ DETACH CHECK ALONG PERFORATION W W DETACH CHECK ALONG PERFORATION
S ~
y TOTAL RENAL CARE, INC. - §2-36 BNYMELLON TRUST OF DELAWARE. - . v 381 6704
' . ‘f“ _ A SUBSIDIARY OF DAVITA a ‘ . . '
i a l ta P.0. Box 2037 CHECK DATE | CHECKNUMBER | PAY THIS AMOUNT
¢ Tacoma, WA 96401-2037 21Mar-11 | 3816704 "’ $2,000.00

PAY Two Thousand Do"ars And Zero Cents***t*ﬂ**m*******ﬂ***

TOTHE ILLINOIS DEPARTMENT OF PUBLIC HEALTH . T
ORDEROF 525 W JEFFERSON STREET S T

SPRINGFIELD, IL 62761 R . M j{/

| 19-093 Modification oodhon bialycic

{DOCUMENT CONTAINS MULTH-COLORED PANTOGRAPH & MICROPRINTING. BACK HAS THERMOCHROMIC INK & A WATERMARK, HOLD AT AN ANGLE TO YIEW, YOID.IE NOT PRESENT, @ |

"*000384670L* 120300003548 3I00QE LOL 20




Driving Directions from 1164 E 55th St, Chicago, Illinois to 4642 S Dr...  http://www.mapquest.com/print?a=app.core.e8b3ec8171 9341a8ba91700d
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mapquest m Woodlawn Dialysis
Trip to: A Current Site
4642 S Drexel Blvd B New Proposed Site
Chicago, IL 60653-4312 C Lost Proposed Site
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expeditiousness. You assume all risk of use. MapQuest and its suppliers shall not be liable to you for any loss or delay resufting from your use of
MapQuest. Your use of MapQuest means you agree to our Temms of Use
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Driving Directions from 1164 E 55th St, Chicago, IHinois to 5038 S Ki...  http://www.mapquest.com/print?a=app.core.e8b3ec8171 9a41a8ba%1700d

Total Trave! Estimate: 1.64 miles - about 5 minutes
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Driving Directions from 1164 E 55th St, Chicago, [llinois to 5038 S Ki... http://www.mapquest.com/print?a=app.core.e8b3ec81719a4 1a8ba91700d

o . Q Notes _
mapqueSt m _Woodlawn Dialysis
Trip to: : Distance and travel time between current site at 1164
rnpto: E 55th St. and 5038 S. King Drive both sites in
5038 S King Dr Chicago, lllinois (60615)
Chicago, IL 60615-2308 |
1.64 miles i
5 minutes '
q 1164 E 55th St Miles Per Miles
Chicago, IL 60615-5115 Section Driven
1. Start out going WEST on E 55TH ST toward S UNIVERSITY AVE. Go 0.4 Mi 0.4 mi
2. Take the 3rd RIGHT onto S COTTAGE GROVE AVE. Go 0.5 Mi 0.9 mi

ifyou are on E GARFIELD BL VD and reach PAYNE DR you've gone
a little too far

3. Tum LEFT onto E 51ST ST. Go 0.5 Mi 1.5 mi
E 51ST ST is just past PAYNE DR

4. Tum RIGHT onto S DR MARTIN L KING JR DR. Go 0.1 Mi 1.6 mi
If you reach S CALUMET AVE you've gone a little too far

5. Take the 1st LEFT onto E 50TH ST. Go 0.01 Mi 1.6 mi
Ifyou reach E 49TH ST you've gone about G.1 miles too far

6. Take the 1st LEFT onto S DR MARTIN L KING JR DR. Go 0.05 Mi 1.6 mi
If you reach S CALUMET AVE you've gone a little too far

7.5038 S KING DR. 1.6 mi
ifyou reach E 518T ST you've gone a little too far

5038 S King Dr 1.6 mi 1.6 mi
Chicago, IL 60615-2308

$© =B F 3 3 3 3 o
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Glazier Corporation
308 W. Erie #705
Chicago, IL 60654

March 1, 2011

Kelly Ladd

Regional Operations Director
DaVita — Heartland Region 1
2659 N. Milwaukee Avenue
Chicago, IL 60647

Dear Ms. Ladd:

This letter will confirm that the property located at 5038 8. Martin Luther King Drive,
Chicago, IL, may be used by Lessee as a dialysis facility and related medical and
business offices under applicablc laws, ordinances, rules and regulations, including,
without limitation, zoning laws.

The property is currently zoned B3-3 according to the City of Chicago zoning records.

Glazier Corporation

Josh Glazier
President

ATTACHMENT 1
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USI REAL ESTA7 1t BROKERAGE SERVICES INC,

A US| Comeany

2218 Yo kp, Suru110 TEPMONE: 04903650
‘m. IL &3 FACIDILE; 6106932300
AR O - rover VI
" { Delatmd: Tebrury 1, 2941 J
Dzn Abdo
RE:  Flwel Agree to Termis Leiter: 5638 8 King Dr, “hleago, IL
Deur Dan:
US| Real Estate Brokerage Services Inc., has been »clusively authorized by ‘Total Renul Care, In —a subsidiury of
DaVily Inc. 1o secure proposals and assist them in 1 *potiations regarding the acquisition o[ leased space. DaVita Inc. is a
Fortune 500 company with approximately 1.400 lo- ations scrass the eouniry and revenues in excess of $3 billion.
‘TION: 5038 S Kii ¢ Dr, Chicago, L.
FENANT: ~Total Rer v Care, [nc. or related entlty to be named”, Tcrant to provide sarme
guarantee . i with §100 §, Western {efise,
LANDIORD: Limitod 't tnerthip to by formed with Glizicr Corp. as penera] purtncr,
INITTAL SPACE
REQUTREMENTS: 12,000 sqi ire feer
PRIMARY TERM: Fifteen (19 yoars
KSSTON A
: ENCEMENT: Tenant wil teke possession of the premises upan the latzr of completion of
Landlords 2quired work (if eny) or mutual lease exeeution. In any event, the
rent and te 1 shulf commence the eurlicr of four (4) months from possession ar
until:
a Le: s2hold Improvements within the Premises have boen completed in
acc rdance with the final construciion dosuments (exeept for nominat
pw h list itemns}
FAILU ‘0 DELIV!
IMISES: IMT.andlord . 45 ol delhvered the premises to Tenaat with o)} basc bullding items
fubstandally compieted by 12 months from issuance of Landlord®s bullding
permit and v sivers of all fenant contingenciay , Tensnt may eléot to terminate the
lcase by writ ¢n notice 1o Landlord,
LEASE FORM: The Tenant il provide its standard lease form bs per 8100 Westorn deal.
ATTACHMENT 2
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»

USE: The wse is br o Dialysia Clinic, related medical, office and distribution of

[
pharmacer iculs in connection therewith. Please verify tha the use and parking
. are permit 11 within the building's 7oning.
HASE BUILDING: The follov kg items must be delivered by the Landlord to the premises as part of

the base & diding (to be Fimited 1o utiitics yized and design opproval by utility
company : 13/or municipality ele.):

A 5 dedicated waler meter and line,
- A4"sewer line to a municipal sewer sysiem.
. Minimum 400 to 800, 120/208 volt 3 phase, 4 wire eleotrics] service
kY . Gas service, st @ minimum, will be rued to have 6" of water coluron
M pressure and supply §00,000-BTU’s.
| N o ~  HVAC rooftop Unily/Systems 33.80

Please refi - to the artached Exhibit B reparding udditional base building
improvem 1ts and site development requiremerts.

QPTION [0 RENEW: ‘Tenant wil ve thioe (1) five {5} year options to renew the Jowse, increasing
o ' 1085 per & :h S years with prior writien notice due six (6) 10 twenty-four {24)
o months in cvence of each renewal.
K
.7 RIGHTO FIRST REFUSAL
ADJACENT SPACE: Yenant wil hiave the right of first offer on any adjacent space that may become
gvailabled wing the initial term of the Jeaw and any cxtension thereof.
ENT t $22/SF NIV, 10 % increases every five years
Lo HOEDNG OVER: Inthe even ‘Tennnt remains in passession of the Premises after the expiration of

the term of $iis Lease, thon Tenant shall be obligatsd to pay rent at the then
Gurrens ran plus 20%

. PARKING: Ploasc indi te the ramber and Jocation of parking spaces. Tenant requires five
| . (5) designe od spaces for its uee, See site plan.
CONCESSTONS: None
COMMONAREA EXPENSES
REALEST TAXES: Plenye prov le & detailed itsmization end estimates of a1l sarnmon arcs operating

pKpense &0 1ponents including real eatle faxes {$3.50/sftiyr) and special
puscssmant /A, insursnee$0.50/sftyr, landseape maintenance$0.25/ftyr,
exterior llg ting (50.154t/yr), property management (0.207sft'yr), maintengnce
(0.20/sfvyr , utilities, janitorial, seouTity, efc., far which the client wilt be
respongible # pay. I the lagse provides for a bate year for aperating cxpensas,
pleast indir e what the base year will be for A renewal.

SIGNAGE: Tesant will 1ave th cight to install building signage at the Premings, subject 10
Landiord’s amsent, which consemt shall not be unreasonably withhetd, snd
subjest to ¢ anplignee by Tenant with ali applicablc laws and regulations. Al
signage sha | conform to municipality limitations and requirements.

ATTACHMENT 2
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BUILDING HOURS:

EA SSIGNME,

GOVERNMENTAL <
COMPLIANCE:

SECURI LI ;
: JIRATE GU M

ARCIITECT

Tenant rac vires building hours of 24 hours a day, 7 days a week. Please indicatc
building h wes for HYAC and utility services, 24/7

Tenant wi | have the right a1 any time to sublease or assign fts interest in this
Leass t0 1y majority owned subsidierics or related untitics of DaVite Tne
without th consent of the Landlord. In the event of any sublease or aysimment,
tht guaren :c shall survive,

Landiord £ I répresent and wamunt o Temmt that Tandlord, ax landlord's sole
expense, v ill cause Tenant’s Premises, the Building and parking icililies o be
in full con ¢liance with any povernmental laws, ordinances, regulations or orders
relating t¢ but not limited to, complionce with the Americans with Disabilities
Act {(AD# , and environmental conditions relating fo the existence of ashestos
andfor oth 1 hazardous materials, or soil and ground water conditions, at the time
of premise « delivery, and shall indemnify and hold Tenant harmless from eny
claine, lia dlities and ¢ost arising [rom envirpmmentsl conditions not caused by
Tenani(s).

If the buil ing does not have cuble television service, then Tenant will necd the
right 10 p we o sateilite dish on the reof et no additions! fee, Such shall be
installed p ¢ parly and per code, with all structura] 6r wterproofing mallers to be
approved { v Landlord in advance.

None

The same  3rm as provided under the 8100 S. Western lense,

Dug tathe § is In the 0, 1 &

G NGENCIES

it own Ar ldtmlhgmn will be provided to Da!;ta's Archltecl for I!! aw
priey 0 per qiitsubmission,

Tonant wi | need to apply for o Certificuts of Need for the final location. If
Tenant dov 4 not get the Certificate of Need hy June 30, 201 L, Tenant shall notify
Landlord ¢ 14 upon the giving of sush notice, prior to such date, the Lease will be
nult and v id. If they do get the Centificate of Need, than they will go furward
with the | ase bugod on satisfying the other contingencies thet gre m (heir
standard L ise Document.

Temant CC « Oblipation: Landlord and Tenunt understand and agree that the
establishm nt of any chronic outpatient dinlysis facility in the Starc of Hlinois is
subject to 13 requirements of the Illinois Health FaeDlities Plarning Act, 20
ILCS 396C | el seq, and. thus, the Tenani cannot establish n dialysiy facility on
the Premic & or execide 3 binding real cstate [case in connection therewith unlesa
Tenant obi ins a Certificate of Need (CON) permit from the [linois Health
Fuoilitics I anning Board (the "Planning Buard™), Tenant agrees to proceed
using fts ¢« nmercially reasonable best ¢fforts te submit an applicatlon for &
CON per t and to prosecute said agplication to obtain the CON permit from the
Planning F rard. Based on the length of the Plapning Bourd revicw proceas,

Tenant do¢ : nod expect to reeive a CON permit priot to June 30, 2011. [nlight ...~

of the fore; ¢ing facts, h: partics agrce that they shall promptly mrocecd with due

{MM May 15, 2011

{ Desietoed; Mary 14

ATTACHMENT 2
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diligence » nepotiate the terme of a dufinitive lease agrecnent snd éxeents such
agreemen jrior to approval of the CON permit provided. however. the ke

. shall not 1 : binding on cither pany prior to the approval of B CON perntit snd
the fease : gnement shall contain a centingency clause indicuting that the lase
ogreemen s not effective pending CON approval. Assuming CON permit
appraval ¢ . granted, the effective daw ol the léuse sgreement shall be the fira
day of the zulendar month fallowing CUN permi approval. In the cvent thet the
Plurming  wvard docs not award Tensnt 5 CON permii w cstablish a dinlysis
eenter an 2 Premisex by jo. oo 03§ neither party shall have my further , Delateri My 3. 3010
ubligation k1 the other parry with regord o the negotintions, lease or Pranises
vonkempli ¢d by this Letter of Intend,

BROKERAGE FEE: tandlord prees thet it recognizes 18! Reul Extute Rrokeruge Services Ine. a5 the
cliont’s 5o ¢ represenintives and o brokeruge tee of $1.25/SF per year of the kuse
term shall »2 paid ta USIL pur separate commission agreemenl, The etiont shall
reteinahe gt oﬂ'sﬂ rent for fatlere 1o pay the Real Estaty Commission,

.r

| Agreed to and seeoptod thes ___ Dy oF pehrie, 2011 Agrerd 10 gnd accepted i _D _D oy of FelmumxdH b { Desatad: Janarrs ¥
[boemtiimen:
BY. ... — _ihb/ dl/__t
Gitazier Corp. ux general portner 0 el DnV Ing & whuliy cvwned
(“landlord™) subsidiary of DV, Ine. ¢ Tenant™)
€Enct,

h should be understood thut this Final Agree v term. lener is subjeet 1o the terms of Exhibi A attached herelo,
‘Thank you for your time md coopertion in This m {7

Thank yuy,

Mafthew Metier
[ircetor, Real Estte Services
LIS) Reu} Fetote Brokernge Seevices ine

Ce:  Emmett Purcell, Bernbz Lowis

Encl.

ATTACHMENT 2
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obligation ¢ the other party with repard to the negotistions, lcase or Premiset
. contemple :d by this Lateer of Intent,

BROKERAGEFEE: Landlord . jrees (hat i recognizes US] Roal Estats Brokerage Sarvioes Inc. s tho
client's ta : representatives and a brokerage ke 0f S1.25/SF per year of the lsaso
torm shall s: paid o USL, per aeparste commission agreemant, The slient shall
retwnthe gt to offset rout for falluro o pay the Real Estate Commission.

Agreed m and acoeped milf; Py of Jenutry 201 Agead to urd sociied wis ____ Day of Inauary201]
By. ... d - By:

Glazler Comp. 23 gm=£ pa}uar On bohalf of DaVita, Ine 8 whally owned
{(“Lendlond™) subtidisry of DaVita, Inc. ("Turmat”)

Enel-

1t shou!d be undensood that this Final Agree 10 tsrm letter is subject to the terms of Exhibil A sitached heredo,
Thank you for your tims and cooperation inthism txr.

Thank you,

Marthew Retter
Director, Real Extata Services
15! Real Esmic Broketags Yervices ln¢

Co: Emmett Puroell, Bernfe Lowis

pos

ATTACHMENT 2
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EXHIBIT A

gl NC \-BINDING NOTICE

CE: THE PROYISONS CONTAINED IN THIS FINAL AGREE 10 TERMS LETEER ARE AN
EXPRESSION OF THE PARTIES' INTER (ST ONLY. SAID PROVISIONS TAKEN TOGETHER OR
SEPFRATELY ARE NEITHER, AN OFFER W HICH BY AN “ACCEFFANCE® CAN BECOME A CONTRACT,
NOR A CONIRACT. BY ISSUING THIX REQUEST FOR A PROFOSAL, NEITHER TENANT NOR
LANDLOND {OR USI) STIALL BE BOUNI TO ENTER INTO ANY (GOOD FAITH OR OTIIERWISE)
NEGOTIATIONS OF ANY KIND WHATSC iVER. TENANT RESERVES THE RIGHT TO NEGOTIATE
WITH OTHER PARTIES. NEITHER TEN: NT, LANDLORD OR USI INTENDS ON THE PROVISIONS
CONTAINED IN THIS REQUEST FOR A PROPOSAL TO BE BINDING IN ANY MANNER, AS THE
ANALYSIS FOR AN ACCEPTABLE TRAi SACTION WILL INVOLVE ADDITIONAL MATTERS NOT
ADDRESSED N THIS LETTER, INCLLUING, WITHOUT LIMITATION, THE TERMS OF ANY
COMPETING PROJECTS, OVERALL ECO [OMIC AND LIABILITY PROVISIONS CONTAINED IN ANY
LEASE DOCUMENT AND INTERNAL AT ’ROVAL PROCESSES AND PROCEDURES. THE PARTIES
UNDERSTAND AND AGREE THAT A CON1 1ACT WITH RESPECT TO THE PROVISIONS IN THIS FINAL
AGREE TO TERMS LETTER WILL NOT E IST UNLESS AND UNTIL THE FARTIES HAVF. EXECUTED A
FORMAL, WRITTEN LEASE AGREEMI NI APPROVED IN WRITING BY THEIR RESPECTIVE
COUNSEL. US] IS ACTING SOLELY IN'TH . CAPACITY OF SOLICITING, PROVIDING AND RECEIVING
INFORMATION AND PROPOSALS AND I EGOTIATING THE SAME ON BEHALF OF OUR CLIENTS.
UNDER NO CIRCUMSTANCES WHATSO VER DOES USI HAVE ANY AUTHORITY TO BIND OUR
CLIENTS TO ANY ITEM, TERM OR COM BINATION OF TERMS CONTAINED HEREIN. THIS FINAL
AGREE TO TERMS LETTER 1S SUBMITT! 1) SUBJECT TO ERRORS, OMISSIONS, CHANGE OF PRICE,
RENTAL OR OTHER TERMS; ANY SP :CIAL CONDITIONS IMPOSED BY OUR CLIENTS; AND
WITHDRAWAL WITHOUT NOTICE. WE RESERYE THF, RIGHT TO CONTINUE SIMULTANLOLS
NEGO'LLATIONS WITH OTHER PARTIES ¢ W BEHALF OF OUR CLIENT. NO PARTY SHALL HIAVE ANY
LECAL RIGHTS OR OBLIGATIONS WITH {ESPECT TO ANY OTHER PARTY, AND NO PARTY SHOULD
TAKE ANY ACTION OR FAIL TO TAKE A 'Y ACTION IN DETRIMENTAL RELIANCE ON THIS OR ANY
OTHER DOCUMENT DR COMMUNICAT! N UNTIL AND UNLESS A DEFINITIVE WRITTEN LEASE
AGREEMENT IS PREPAREN AND SIGNED 3Y TENANT AND LANDL.ORD

ATTACHMENT 2
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EXHIBITB

. SCHED |E A -TO WORK LETTER
MINMUM BASK BLI (NG !MPR()V[;ME![ EF,!!!IIHI"M[.N K]

At & minimum, the Lessor shall pravide the fol swing Pase Building wnd Site Devclopment Improvements to meat
Lessce's Building and Sitc Development specifica «ns a1 1essor’s solc cost:

Al MBBI work completed by the Lessor will nee | to be coordinated and approvedd by the Lesseo and thert Consaltants
prior to any work being completed, inluding shop Jrawlngs and subrnitial reviews,

1.0 - Building Codes & Design
All Minimum Rase Buikilng Improveme (s (MBBI) and Site Development are to be performed in aecordance

with afl current local, state, snd fedorul  uilding codcs including any retated amendments, fire and life safety
codes, ADA regulations, State Departme o of Public Health. and other applicable and codes as it periains to
Dialysis. All Lessor's work will have (Governmental Autharities Having Jurisdiction (“GAHI) approved
architectuml and enginoering (Mechanic 1. Plumbing. Flectrical. Structural, Civil, Environmental) plans and
specifications preparcd by o licensed 1chitoet mnd engineer and musi be coordinared with the Lessce
Improvement plans end specifications. '

1.0 - Zoning & Permitting
Building end premises must be zoned (o s:eform serviccs os & dialysis clinke, Lessor W provide all permitling

related to the base building and site impra tments.

3.0 - Common Areis
Lessee will heve soceis and usz of all & tamon areas i.e. Lobbies Hallways, Cotridors, Restrooms, Snirells,

Utility Rooms, Roof Access, Emergency . twess Points and flcvators, All cormmon arces must be code and ADA
comphant for Life Safety per currerd (ede 2, stte and local code TeQuiraments.

4.0 Fopndation and Floor .
I'ne foundation and floor of the building shall be in accordance with local code requlrements, Ths foundation

and concrete slab shall be designed by he Lessor's engincer to sexommedste site-specific Climate and sail

. conditions and recommendations per L« sior's sail engineeting and exploratien report (To be reviewed and
spproved by Lessec's ongineer). A credi of $4,50 psf, may be provided a8 an option by the landlord in licw of
providing floor slab #nd preparation.

Foundation 1o consist of foaned coner « spread footing with horizontsl toinforcing sized per geotechical
ongineering repart. Foundation wall, sizz  ecovrding 1o exterlor wall systems wsed and to consist of formed and
powred conerete with rcinforcing burs ¢ 4 nunning bond masonry block with proper horizontal und vertical
reinforeing within coursss and cells. In 2al masonry cells o be concrete filled full dopth enlire Building
petimeter. Foundation wall ks recgive | ly board Re10 insulation on interior side of well on entire building
perimzrer (if required by cade). Provida | oper foundation drainage.

The floor shall be concrete stab on gred nd shall be a minimum five-ingh (5”) Uvick with minimum concrete
stength of 3,000-psi and proper wire 1esh, fiber mesh, andfor rchar reinforeement over vapor baicr aad
granular il per Lessory soils undfor s ruotural engineering tcam whichover is more stringent. Finish flnor
elevation to bo & minimun of 8* above fi) ish grade, Include proper expansion cantrol joints, Floor shall be level
(1/8" with 10 of run), smooth, broom cl¢ 12 with no adheyive residuss, in a condition that is acecplable to instail
Moor coverings in accardance with th: flooring menufactuser’s specifications.  Concrete floor shall be
constructed s¢ that a0 mare then 3-bs.of noisture per 1000sf724 hours is emitted per completed calcium chloride
testing results aftcr 28 day cure time. P vans and methods to achicve this level will be responsibility of the

ATTACHMENT 2
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Lessor. Under slab plumbing shall be i italled by T.easee’s Goners) Contractot in coordination with Lessor's
Genaral Contractar, inspected by municips ity and Lesses for approval prior s pouring the buflding slab.

.mn:nml

Siractural systems shall he designed to m rde o minimum 13*-0" elearance (for 10°0" finished coiling helght
and 15 cleannee for 2 127 celling heigh' to the undersids of the fowest structural rrember from {iniched slab
and meet building sieel (Type Ii consirug ion o batar) erection requirsments, siandards and codes. Structural
dosign to allow for colling heights (as iadicated abuve) while accommodaring all Mechunica!, Flumbing
Eloclrical above cciling,  Structure to it studs all necessary members including, but net limited to, columns,
beums, joists: foad bearing walls, and di nising wells. Provide neceasary bridging, brucing, and reinforeing
supports to ascommodate all Mechanical ystems (Vypical for flat roafs « minimum of Mour (4) HYAC roof top
openings, ot (1) rooF hateh opening, and 2ur (4) exhaust fans openings).

'The floor and toof strwcture shall be ieproofed &s meedsd o meet local building code and repalatory
requiremonts.

Roof hutch shall be provided and equippe« with ladders meeting all local, stote and federal requirements

6.0 - Exterior walls
Eixterior wulls o be fire tated if roquired » local or Statc cods requirsments. If no fire rabing is required, walls

shall be left as exposcd on the ilerior 8 L2 of the metel studs or masonty/conTels with exterior inoulation as
required to meet code requirements and >t an cnergy effisient bullding shell, Lessee shali be responsible for
interior gyp board, laping and finish.

7.0 - Demising walls
All demising walls shall be a | or 2hr fire vted wall depending on local, state and'ar regulatory (NFPA 101 -
2000) andes requirements whichever is mu rx stringent. Walls will he installed per UL design and aped (Lessee
shall be responsiblc for fingl finish prepac tion of gypsum board walls on Lessor side anly). At Lessie's option
and as agreed upon by |.essar, the interlor irywall finish ol demising walls shall nol be installed until afier
Lessoc’s impravements are complete in th - wall. Walls to be fire caulked in aocordance with UL stundards o
floor and roof deck. Demising walls will ve sound ateruation batts from (1oor io underside of deck

oof Covering

.R The roof systern shall have & minimum of 1 fifteen (15) year lile span with a standard 10 year full (no dollar limi
+ NDL} manufasturer’s warrantee again ! leakage due (o prdinary wear snd tear. Roof system to include a
minimum of R-30 insulation. lce contro measures mechanically or electricekly cantrolled 10 be considered in
climates subject (o thesz conditions. Dow :spouls 1 be connected into contro/led underground discharge Moz the
rain lcaders info the storm system for t ¢ sile or as otherwise required megting local storm water tréatment
tequirements. Storm walcr will be disch sged away from the bullding, sidewstks, and pavement. Roof and all
related systers to be maintained by the s:ssor for the durstion of the fease. Lessor ta provids Lewsee copy of
material and labor roof warranty for recot . .

9.0 - Parapet
lassor 1o provide a parapet wall based « 1 building designed/type. HVAC Rooflap anits should be concealed

from public view if requircd by locu! code

10,0 - Fegnde
Lessor to provide specifications for build iz fagads for lessee review and approval. All wall syster to be signed
ofTby 8 Lessor's Structural Engincer, W 1) syslem options include, but not Hmited 10:
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4" Faoe brick Veneer an 6" 16 o 18ga meta! studs, appropriately sized sietural block wall with face
brick, (o5 wood equal), R- 19 o higher btk wall insulation, on Tyvek (commerclal grade) over 3/8”
. exterior grade gypsum board (or pl vood).

Ot

2" GIFS an 6" [6 or 18ga metal st 15 (or wood cqual), R- 19 or higher batt wall insulation, on 4" cement

board or equal
Or

8" Split fced block with 3-1/2" 1 6" 20ga wetal stud finring (o wood equal), bart wail insubarion to
meet energy codi smd depth of rat! stud wsed.

11.0 - Canogy (Landlard has the optiun of providl (4 315,000 credit should a canopy be incorporated o the design)

IF credit provided, Tenant shall construct . cavered drop ofT canopy &t Lessea™s front cnry daor. Approximata
gize 10 be 16" width by 21° length with 179" minimum clzarance to stncture with full drive thru capacity
{subject to site plan Jayout). Cunopy (o necoramadate patient drop off wth u love) grado ADA compliant
wansition to the finish floor elevation. ¢ tnopy reof to be an exiension of the main building with blanding
rooflines. Controlicd storm water draina « requirements of guulars with downspouts conneeted o site storm
sewer system or proporly discharged awsy {kom the building, sidewalks, and pevement. Canopy structural sysiem
1o consist of o reinferced concrets footing itructural volumms and beam frame, joists, douking and matching roof
covering, Cunopy columns elud with cerr 1atitious boted and masenry venreer picrs, matohing masonry ta maln
buitding. Sieel bollards a1 column locatlo 1.

12,0 - Waterproufing snd Weatherpronfing
Lessor shall provide vomplete water figh : building sheil inclusive bt not limited to, Flashing and/or scalant
around windows, doors, parapet walls, Mt iwnical / Plumbing / Electrical peneintions. Lessor shall properly scoi
the building's sxterior watls, footings, sl ts as required in high moisture conditions such ay (includlng but not
limited to) finish floor sub-grade, roised lantcry, and high water table. Lessor thall be responsible for replacing
any demaged items and repaining any defi f:neies exposed during / after comstruction of tenant improvement.

13.0 - Windows
Lessor to provids code compliam onergy (Tielent windows and storefront systems to be 1” tinted insulated glass
with thermafly broken insulated aluminu 1 mulfions. Window size and locations 40 be dewrmined by Lesses’s
architcoturel floor plan and shall be enord aate with Lessee’s Architect. -

14.0 - 'Therma! Tncubution
Al exterior walls tu have a vapor barrk ¢ and insulafion that meels or exceeds the local end natlonal energy
codes. The R vulue to be determined by - v2 sizé of the stud cavity and should oxtend from finish floor to hottam
of floor ar ceiling deck. Roof deck [0 havi aminlmum R-30 insulation mechanicutly fastened,

15.0 - Exterivr Doars
All doors to have weather-siripping and « ymmereiat grade hardware (equal o Schiage 1 Séries of better), Dogrs
ehall meet Americim Disability Act (AD ). and State Departroent of Health requircments. Lessor shall change
the keys (rosct tumblers) on all doors wit  locks after comsfruction, but peior to commencement of the |.ease, and
shll provide Lessee with three (3) setg o0 keys. Final location of doors to be determined by Lessos urchitectutal
floor plan and shall be coordinate with .:ssce’s Archittol  Ata mintmum, the foltowing doory, frames and
hardware shall be provided by the Lessor

s Paticnt Eniry Doors: Provide Storeft 4t with insulated glass deoes and Aluminum framing 1w be 42" width
including push peddic/panic bur har ware, comtinuous hinge and tock mechunism, Door to be prepped to
aocept power assist opencr und push | ettan keypad lock provided by Lesice,
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o Service Doors:. Provide 72" wide dc 1olc door (Atternates for approval by Lesseo’s Project Manager to
include: 60" Roll up Joar, of a 487 w de single dor or double door with 36™ and 24" doors) with 20 gauge
insulatsd hollow metel (double doors) Alush bolts, T astrzgal, Hesvy Duty Aluminum threshold, continuous
hinge cech kaf, prepped for panic ba hardwere (as required by cade) paintad with rusl inhibiting palm and
prepped i receive a push button keyp ¢l fock pravided by Lesses. Doot to have & 10" squgre vision pane] cut
out with insutated glass intalled if rec j2sted by Lessoe,

o Firc Bgress Doors: Provide 36” wi & door with 20 gauge insulaied hollaw metal door or Aluminum
frume/glash door with panic bur hardv i, lock, hinges, closer und painted with rust inhibiling paint. Door to
hava a 10" equase vision pane! eul aul ¥ith insulated glass Installed if requested by Loysco.

16.0 - Utilities

All wrilitics to be provided at designated ¢tifity enirunce points buo the building at locations appruved by the
Lessce,  lessor i responsible for all 1 piconnection and impaet fees for all utilities,  All Utilities 10 be
coordinuied with Lessee’s Architcet. Ly 1>r shall have coniained within the huilding a common main rooin to
soonrnadate the utiliy services which it :lude, but not limited, to ¢lectrical, fire alarm, scourity glanm and fire
riser if ina multi tenant building.

17.0 - Plumbing

Lessor to provide a segregared/dedicarod " or grouter water line (or & such cupacity sized by tenants Engineer
end approved by municipality based on emant use caleulations (ot fivd-in tb arly other lessce spaces, fire
suppression systems, or irrigation systems with a shut off valve, 2 (two) 2* or greater back flow prevenors (with
floor drain under BFF) in punallel, and « 1y of Chicago sized 2" or greater meter (1-1/3" meter under specinl
cireumstances which must be approved t Lessee) to provide r conlinuous minimum 50 psi, with 8 minimum
flow rate of 30 gallons per inute 10 Less ¢ space, Lasyor to provide Lessee with the most recent weter flow and
pressure lest results (galions per minute & ¢ psi) for upproval. Lessor shall perform wuler flow and pressurc test
prior 1o lease execution. The tenant is to nstsll u pump if the city's watcr pressure is under the required needed
for tenant Lessor shall stub the dedivs éd watsr line into the building per Tocation coordinated by [essee.
Lessor to provide and pay for el! iap fee related to new sanitary sewer and water services in accordance with
local building end regulatery agencies. 118 City of Chicago muy require that the base buflding have one water
service tap 1o the maialine with the tena r branching off bath domestic and sprinkler requirements within the
premises. The City of Chicago mics and 1 ;ulations govern waler service insrallation.

Exterios {anti-frecze when tequired) hasi ibs (minimum of 2) in locations approved by 1.assee.

Sanftary suwer line to be minimum of fueinch (47) and shall be stubbed into the building per locution
soardmated by Lessee af finished floor + levation with a1 cleanuut struoture at sufficient depth to continuawsty
wastz 30 gallons per minute, (nvert level  new 4" sunilary line will be a minimum of 4°6™ and & maximam of
10°-0" below finished floor at the point of :niry, conrdinats actual depth and location with [&sses’s Architect and
Enginocr. Now sanitary line will be pro serly pitched 10 accommodate Lessws's ssnitary system per Lessoc's
plumbing plans.

Sanitury sampling menhole 1o be installed 1y Lessor if required by locsl munizipality.

18.0 - Firc Suppression System

Lessor shall design and install o complete wrnkey sprinklar system (less drops and hoads in | cssee’s space) that
meots all lossl building and Tife safety co 5:5 per NFPA 181-2000. This system will be on a dediceted water line
independent of Lessee's water line requ tments (only if and as permitted by the city of Chicaga), Inchuding
municipal approved shop drawings, servi o drops and sprinkler hends ul heights per Leasee's reflective eciling
plan, flow control switches wired and tost ¢l slarms including wirmg and an electricalty/telephonically controlled
fire alarm comwol panel conncoted to a m »itoring systems for émempency dispates.
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Lessor 1o provide main Fire Alarm panel sanc! only) that serves the Lessee wpace and will have the capacity to
accommodate devices in Lessee space bas  on final approved Fire Alprm system approved by local Bullding ot
Vire Department. If leare spacc 35 in ¢ multi tenant building then Lessor to provide Fire Alarm panel to
socommodnie all tenants and locate pams in a common room with conduit stub into lessee spacc. (11, can
provide credit (or mutuslly agreed Allowa te on FA Punel for tenant 10 complete all of the work).

Fire Suppression and Alarm systam equip snt shall be equipped for double deiection activation per GAH.

196 - Eleetrical

Provide underground service (or overbea s per municipal and onm-2d approvel) with a dedicared moter via 4
now CT cabineL Service slzc to be ¢ nermined by Lessoe's engmeer dependant on facility sizc and gas
availability (400amp to 800amp service) 1200208 volt. 3 phase, 4 wire to a loal centet in the Lossee's ytility
rom (location to be per Code and coorc uated with fesses and their Architeet) for Lessees oxclusive use in
powering cquipment, appliances, lightiay heating, gonling and. miscellaneous use. Transfarmer coondination
with utility carapany, transformer pad, 8 « wnderground condult sized fur servicz, circuft termingrion cabinet,

grounding rod, main panel with bresker, vonduit and wire inclusive of excavation, trenching and restoration,
.eas08's enginear shall have the fingl apg sval on the clectrical yorvioe size and lecatlon,

Lessor will allow T.cs:iee (0 have installed st Lessee cost, Transfer Switch for wmporary penerator hook-up, or
permaneni gereraior.

20.0-Gas

Naturs] gas sarvice, at a minimwm, will be roied to have 6” water column pressure and supply 800,000-BT/a.(or
as gived by the mumicipality or wiility p ider ex. Bascd on oxtimated usage) Nawrsl gas pipeline shaill be
stubbed [nto the building per location co idinated with Lesvee and shall be Individuslly metered and sized per
demand. Additional elecirical servics ¢a nsity will be required if narural gas service is nat available 1o the
building.

21.0 - Mechanical Meating Ventilation Air Cor litloning

Lessor witl provide credit of $5.80 /SF for 1IIVAC and exhaust reluted work.
Lessoe will be rosponsible for the purchas &nd installation of the HVAC systan bascd on below erileria

The criterin is as follows; Equipment & be Carvier ar Trane. Equipment will be new and come with a full
warranty on parts (minimum of Syrs) ingt dlimg tabor. Supply air shall be provided 1o the Premises sufficient for
cooling at the rate of 325 square feet per n 1 meel Lessce’s demands for o dialysis facility. Ductwork shall be
extendzd $° into the space: for supply and vurn air. System o be & ducted eeturn air desigh. All ductwork 1o be
externally lined eccept for the drops from lic units, Work ta inglude, but not limited to, the purchase of the units,
ingiallation, roof framing, mechanicu] « rhs, Nashings, gas & electrical hook-up, thermoslats and start~up.
Anticipate mintmum up 10 five (5) zones ith programmable thermostat, Lessee's engineer shall have the final
approval on the sizes, tonnuges, zoning, »xation and number of HVAC units based on design eriteria and local
and statm coder,

Lageor to furnish gteel framing members - 1 the exhaust and HVAC units only., Tenant to providc rouf ¢urbs and
flashing to support, Tanant to wse Landlo: 1's reofer for all roof-reakted flashing and work in order fv maintain the
warranty. Lessoc cxhaust fans (minimum 1'4) to be lacated by Lessee’s architest.

220 - Telephone

Lessor shall provide a single 2 PVC un :rground (or overhead as per utility in (he ara) sondiil entrance into
Tesset's utility rootn to serve as chase vy for now wlcphone serviee. Ertrance conduit location shalt be
voordmated with Lesses.
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230 - Cable TV

Lessar shull provide a single 2" PVC une :rground condult entrance into Lessee utility roum to serve as chase
way for new cable television servies.  arance conduit location shall be courdinated with Lessee. Cable
television to be provided from pedesial to wilding, dircct burisl and fed thru to Lessee’s utility entrancy, Lassor
to coordinate with utitity provider to arean ¢ for service, should it not be immedinely avallable. Lessor will need
1o grat right of access [ cable company 1 new sprvice. Lessor wiil also ellow for 1 satellite dish on the reof

rogardles if catle is prasant or not.

24.0 - Randicap Ascessibility

Tull compliznce with ADA und ull ncal ju isdictions’ handicap requirements. Lessor shall eomply with ell ADA
regulations affecting the Building and entr tie to Lesses space including, but noy limited to, the elevator, exterior
and interiar doors, concret cuth cuts, ran ;3 and walk approaches to / from the pasking lot, parking lot striping
for four (4) dedicuted handicap stalls for 4 unit up (o 20 station clinic and six (6} HC stalls for units over 20
stations handicap stalls iclusive of paven :nl markings and stall signs with curcet focal provistens for handicap
parking stalls, delivery arcas and wulkwuy .

Finish floor clevation is to be determimi § per Lessee's anchilectural plan in conjunction with Lessor's cinl
engincering and grwding jans. If require |. Lssor to cunstruct comcrete ranTp of minimum 3* width, provids
safcty rails if needed, provide a gradual 1 insitions from overhead canopy and parking lot geade t finish fleor
clevation. Concrets surfacas to be toweled Tr alip resistant finish condition according to accessible standurds.

25.0 - Exiting

Lessor shall provide st the main enteanc : and rear doors safely lights, exterior service lights, exit sign with
battery baokup signs per doorway, in & wrdanco with applicable building codes, local firc cadés and othor
applicuble regulations, cedinances and «)des.  The exiting shall encompass all routes from access points
terinating at pubiic right of way,

6.0 - Site Development Scope of Requirements

Lessor o providc .¢ssee wilh 4 site bounc try and topographic ALTA survey, clvil enginesring and grading plans
prepared by a repistered professional eng 1cer. Civil engmeering plan is 1o Include nocysiry detalls to comply
with municipal standardt. PFlans will o submibied 1o Lassee Architect for covrdinalion purposes. Siie
devetopment is to include the following:
s Utlily extensiuns, aervice entranc locations, inspection manholes;
Parking lot design, stall sizos per 1 ninicipal standard in conformance 10 2aming requirement;
Site grading with Storm waler me: sgement contrel measures (detention / refeation J restrietiona):
Refuse enclosure location & cons1 uction dotails for trash and recycling,
Handieap stall location to be au ¢l se 10 fronl extrance as possible;
Side walk plecement for patran ac niss, delivery via scrviee enfrance;
Concrete curbing for preenbelt me 13gemens
Site (ightng and bullding lighting (The landlord-developer has option of providing & credit far six and
bufiding lighting as per 8111 8, W :3em o $12,500,
Canduits for Lessae signage:
$ite and parking to accommodate <wiar trailer 18 whee! truck doflvery access to service enfrance;
Remps and curh depressioms,
Landseaping shruo and turf as roq ired per municipality;
Irrigation system if [<ssor s0 & sires ond will be desigoed by fandscape architeet and approved by
plunning depariment;
Conetruction details, specifieatior /standards of insmblation snd legends;
»  Final grade will b2 sloped away {i en building.

% & & & =m 2 B
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270 - Refuse Eaclosure
Lassar to provide & minimum & thick winforeed concrere pad approx 100 to 1508F bascd on Lesscc's

requiremenis’ and an 8 x 12* apron wi/ to uecommodate dumpster and vehicle weight. [Fnclosure o be
provided as required by loeel codes.

28.) « Geperntor
J.essor to allow & generator to be installed  nsite if required by code or Lessee chooses o provide ane.

29.0 - Site Lighting
Lessor to provide adequats lighting per oc 32 and 10 illunsinate gll parking, pathways, and buiiding uceess points
readied for connection imo Lessee powe panel, Location of pole fixtures por [.essor eivit plan to maximiz
illumination coverage nerss site. Parking lol Tighting ta include timer (to be prosrammed por Lessee hours of
operation) of 8 photoccll. Parking lot ligh ing shall be connecled to and powered by Lessar, house panal (if in 8
Multi fenant building) and equipped with | code compliant 00 mintite battery bovk up a1 81l acezss points

30.0 - Exterior Building Lighting

Lessor ta provide adequute lighting and  cwer per code and 1o illumingte the building main, exit and service
cntrance, laodings and relaled sidewalks. ighting shell be conoedted to and powsred by Lassor house panel and
equipped with & vods compliant 90 minut Fatiery back up at dll access points,

31.0 - Parking Lat
Provide tdequata amount of handicap an | standard parking stalls In apcordance with dialysis use and overnll

building wses. Stalls to recaive striping, | 4 to réceive traffic dircerional arrows and conprete parking bumpers.
Rumpers to b firmly spike anchored in p} ce onlo the asphalt per wlall aligament,

Asphalt wearing and bindor course to m¢ #: geographica) loeation design requirereents for parking area and for
truck delivery driveway.

Asphalt to be graded gradua! to meet har licap snd civil site stope standards, graded into & out of new pulient
drop off canopy and provide posirive dn nmge to in place storm calch basins lcaving surfuce frec of standing

water, bird baths or ice buildup potentah

' 32.0 - Site Signage
Lessor to allow for an illuminated site oz Lor fagade movnied signs. A monument andior the pylon structure to
be provided by Lessor with power and a n ;eplacle. Final sign ksyout to be spproved by Lessce and the Ciry,
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Possession Date:

Commencement Date:

Termination Date:
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Address of Lessor:
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Premises Address:

Premises Rentable Area:
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SUMMARY OF LEASE INFORMATION

Glazier King LLC, an Illinois limited liability company

824 North Racine Avenue
Chicago, IL 60642

Total Renal Care, Inc., a California corporation
¢/o DaVita Inc.

60} Hawaii Street

El Segundo, CA 90245

Attn: General Counsel

5038 S. King Dr., Chicago, IL

approximately 12,000 square feet
approximately 12,000 square feet

$22,500.00

100%
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THIS LEASE AGREEMENT (the “Lease”) is made and entered into this __ day of

, 2011, by and between GLAZIER KING LLC, an llinois limited liability

company (hereinafter called “Lessor”), and TOTAL RENAL CARE, INC., a California
corporation (hereinafter called the “Lessee™).

WITNESSETH:

WHEREAS, Lessor desires to demise, lease and rent unto Lessee, and Lessee desires to
rent and lease from Lessor that certain real property located at 5038 S. King Dr., Chicago,
Ilinois, as more particularly described on Exhibit A, together with a building (the “Building™) to
be constructed and all improvements thereon and appurtenant rights thereto including, without
limitation, parking areas, easements, declarations and rights of way as shown on the site plan
attached hereto as Exhibit B; and

WHEREAS, Lessce shall lease and occupy the entire Building consisting of
approximately Twelve Thousand (12,000) rentable square feet (collectively, the “Premises”), and
includes without limitation, to the extent that such are described and/or depicted on Exhibit A
and Exhibit B, certain heating, venting, air conditioning, mechanical, electrical, elevator and
plumbing systems, roofs, walls, foundations, fixtures, an overhead dock door, and that certain
number of non-exclusive parking spaces per square foot of the Premises, including handicap-
striped spaces, as may be required by applicable laws; and

WHEREAS, Lessor shall complete all of Lessor’s Work (as defined in Section 37) in
accordance with the terms of the Work Letter attached hereto as Exhibit C (the “Work Letter”).

NOW, THEREFORE, for and in consideration of the mutual covenants, promises and
agreements herein contained, Lessor does hereby demise, lease and rent unto the said Lessee and
Lessee does hereby rent and lease from Lessor the Premises, under and pursuant to the following
terms and conditions:

1.1  Term. This Lease shall be effective upon full execution and delivery (the
“Effective Date™). Lessor shall deliver exclusive possession of the Premises (o Lessee upon the
later to occur of: (i) Lessee’s receipt of a Certificate of Need (“CON™) from the State of Illinois
or; (ii) the substantial completion of the Lessor’s Work (as defined in Section 37) (such date
being referred to herein as the “Possession Date”). The term of this Lease (“Term”) shall
commence (the “Commencement Date”) upon the date which is the four (4) month anniversary
of the Possession Date and shall expire at the end of the month in which the one hundred eighty
(180) month anniversary of the Commencement Date occurs, unless renewed as hereinafter
provided (the "Term"). Each twelve (12) month period beginning on the Commencement Date
or any anniversary thereof shall hereinafter be called a “Lease Year.” Upon determination of the
Commencement Date and at the request of either party, a memorandum shall be executed by both
Lessor and Lessee setling forth the Commencement Date and certifying that the Lease is in full
force and effect.

1.2 Within the latter of (a) thirty (30) days after the execution of this Lease, (b) sixty
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(60) days after Lessee’s final approval of the site plan and elevations and (c) execution of an
indemnification letter satisfactory to both parties concerning the cost of the Plans and
Specifications and permit expediting costs, Lessor, at Lessor’s expense, shall deliver to Lessee
the Plans and Specifications (as that term is defined in the Work Letter) for Lessee’s approval. In
the event that Lessor does not deliver the Plans and Specifications to Lessee within the time
allotted above, Lessee, at Lessee’s sole option, may terminate this Lease at any time prior to the
Lessor’s actual delivery of such Plans and Specifications and thereafter neither party shall have
any obligations hereunder and Lessor shall return forthwith any sums which Lessee has
previously furnished to Lessor under this Lease or the Work Letter.

1.3 Reserved.
14 Reserved.

1.5  Actual square footage for the Premiscs will be determined by space planning and
programming with all measurements computed in accordance with BOMA method of floor
measurement. Lessee may elect to have the space measured prior to the Commencement Date.

1.6  Lessee shall use its best efforts to obtain a CON from the State of IHinois to
operate a dialysis facility. In addition, Lessee shall use best efforts to keep Lessor apprised of the
status of its CON application and will notify Lessor upon final resolution of the CON issue with
the State. Notwithstanding the foregoing, if the State of Illinois fails to approve Lessee’s
application for a CON by June 30, 2011, Lessee may terminate this Lease by providing writien
notice to Lessor, after which time the parties shall have no further obligations hereunder, except
as set forth below. In the event that Lessee does not obtain a CON by June 30, 2011, Lessee shall
pay to Lessor the documented and invoiced actual out-of-pocket cost that Lessor has incurred to
prepare the Plans and Specifications and for permit expediting, application and issuance costs.
The cost of such reimbursement shall not exceed forty-two thousand dollars ($42,000) for
preparing the construction plans, seven thousand dollars ($7,000) for permit expediting costs,
plus any additional out of pocket actual costs charged by the City of Chicago in connection with
the application for and/or issuance of the permit.

1.7 Subject to force majeure, if Lessor has not completed the shell and base building
of Lessor’s Work on or prior to the dates set forth below, then Lessee will have the rights set
forth in this Section 1.7. The “Construction Start Date” shall be deemed as the date upon which
both (i) all contingencies are waived under this Lease (including, without limitation, the
contingency set forth in Section 1.2 regarding Lessee’s obtaining the CON), and (ii) Lessor
obtains the building permit for the work set forth in the Plans and Specifications.

(i)  Subject to force majeure, if Lessor does not deliver the shell and base building on
or prior to the eleven (11) month anniversary of the Construction Start Date, then
Lessor will provide Lessee a penalty of one (1) day’s value of net rent for cach day
of late delivery. If Lessee does not cancel the lease per the right below then the
above penalty shall be taken in the form of a rent credit. If Lessee exercises its
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right to cancel below, then the above penalty shall be paid to Lessee in the form of
a cerlified check upon the date Lessee cancels in the amount of $40,000.

(ii)  Subject to force majeure, if Lessor does not deliver the shell and base building on
or prior to the fifteen (15) month anniversary of the Construction Start Date, then
Lessec may terminate this Lease by giving written notice to Lessor as set forth
herein.

2. Rent. Beginning on the Commencement Date, Lessee agrees to pay as an initial
annual base rent (“Rent”) of $270,000.00, based on an $22.50 per rentable square foot amount
for each square foot of rentable space in the Building located on the Premises as finally
determined under Section 1.5 hercof. Beginning on the Commencement Date, Lessee shall pay
Rent in the amount of $22,500.00 per month in advance on the first day of each calendar month,
such monthly installment to be prorated for any partial calendar month in which the
Commencement Date or Termination Date shall occur. The Rent shall be adjusted in accordance
with the provisions of Section 3. All amounts (unless otherwise provided herein) other than the
Rent and the adjustments thereto described in Section 3 hereof owed by Lessee to Lessor
hereunder shall be deemed additional rent. Prior to the Commencement Date, Lessor shall
complete and deliver to Lessee a Form W-9 Request for Taxpayer Identification and Certification
in the form attached hereto as Exhibit E.

Except as otherwise provided in this Lease, it is the intention of the parties that Lessor
shall receive the rents, additional rents, and all sums payable by Lessee under this Lease free of
all taxes, expenses, charges, damages and deductions of any nature whatsoever (except as
otherwise provided hereinafter) and Lessee covenants and agrees to pay all sums (including rent
taxes) which except for this Lease would have been chargeable against the Premises and payable
by Lessor. Lessee shall, however, be under no obligation to pay principal or interest on any
mortgage on the fee of the Premises, any franchise or income tax payable by Lessor or any other
tax is imposed upon or measured by Lessor’s income or profits, or any gift, inheritance, transfer,
estate, or succession tax by reason of any present or future law which may be enacted during the
Term of this Lease.

3. Rent Adjustments. Beginning on the 5™ anniversary of the Commencement Date,
the Rent shall be increased in accordance with the following rent schedule:

Lease Year Annual Per Square Foot Monthly Rent
Rental Rate
Lease Year 6 — Lease Year 10 $24.75 psf $24,750.00
Lease Year 11 — Lease Year 15 $27.23 psf $27,230.00

4. Renewals. Lessee shall have the right and option to renew this Lease for three (3)
additional periods of five (5) years each, next immediately ensuing after the expiration of the
initial Term of this Lease and the subsequent renewal periods, by notifying Lessor in writing not
less than one hundred eighty (180) days before the expiration of the immediately preceding initial
Term or subsequent renewal Term of this Lease of Lessee’s intention to exercise its option to
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renew, but Lessee shall have no option to extend this Lease beyond three (3) renewal periods of
five (5) years each after the initial Term. In the event Lessee fails to provide a renewal notice
within such one hundred eighty (180) day period, Lessor shall confirm to Lessee in writing, prior
to expiration of the then existing Term, that Lessee does not wish to extend the Lease. Lessee
shall then have an additional thirty (30) day period to exercise its right of renewal. In the event
that Lessee so elects to extend this Lease, then, for such extended period of the Term, all of the
terms, covenants and conditions of this Lease shall continue to be, and shall be, in full force and
effect during such extended period of the Term hereof. The Rent shall be adjusted thereafter as
in accordance with the following rent schedule:

Lease Year Annual Per Square Foot Monthly Rent
Rental Rate
Lease Year 16 — Lease Year 20 $29.95 psf $29,950.00
Lease Year 2] — Lease Year 25 $32.95 psf $32,950.00
Lease Year 22 — Lease Year 30 $36.25 psf $36,250.00
5. Condition of Premises. Lessor warrants to Lessee for a period of one (1) year after

the Commencement Date, that the existing systems and equipment constituting a part of the
Premises, will be in good order and condition, ordinary wear and tear excepted. Lessee shall give
written notice to Lessor within such one (1) year period of any existing condition with the
existing systems and equipment of the Premises which Lessee reasonably determines to be
defective or other than as represented by Lessor herein. Lessor will, upon receipt of such notice
from Lessee, repair such defective condition at Lessor’s cost and expense.

6. Use of Premises. Lessee may occupy and use the Premises during the Term for
purposes of the operation of an outpatient renal dialysis clinic, renal dialysis home training,
aphaeresis services and similar blood separation and cell collection procedures, general medical
offices, clinical laboratory, including all incidental, rclated, and necessary elements and functions
of other recognized dialysis disciplines which may be necessary or desirable to render a complete
program of treatment to patients of Lessee, all in accordance with and subject to applicable law
(the “Permitted Use™), or for any, other lawful purpose(s). Lessee may operate during such days
and hours as Lessee may determine, without the imposition of minimum or maximum hours of
operation by Lessor and Lessee shall have full time access to the Premises, and may operate, up
to twenty-four (24) hours per day, seven (7) days per week, three hundred sixty-five (365) days
per year, all in accordance with and subject to applicable law.

Lessor represents and warrants that the Premises is zoned Bl-1 by the City of Chicago,
which allows, as set forth in the Chicago Zoning Code, for medical uses, including the Permitted
Use as a dialysis facility and related medical and business offices under applicable laws,
ordinances, rules and regulations (“Laws”) including, without limitation, zoning Laws, subject to
the provisions of such Laws. Notwithstanding anything to the contrary set forth herein, Lessee
shall have the exclusive use of the parking, landscaping and circulation areas and shall be
responsible for all matters in connection therewith in accordance with applicable law.
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Lessor shall not sell, rent or permit any property owned, leased or controlled by Lessor or
any affiliate of Lessor within a radius of one (1) mile from the Premises to be occupied or used
by a business that derives more than ten percent (10%) of its revenues from renal dialysis, renal
dialysis home training, any aphaeresis service(s) or similar blood separation or cell collection
procedures, except services involving the collection of blood or blood components from
volunteer donors. Lessor shall not display or permit to be displayed upon any such property
within said radius any advertisement for any such business other than Lessee’s advertisement(s)
for Lessee’s business(es). This paragraph shall be of no force or effect following the termination
or expiration of this Lease.

7. Assignment/Subletting. Lessee shall not assign this Lease, or sublet the Premises,
or any part thereof, without Lessor’s prior written consent which consent shall not be
unreasonably withheld, conditioned or delayed. In considering a proposed assignment, it shall
not be commercially unreasonable for Lessor to consider (a) the financial condition of the
proposed assignee or sublessee, as applicable; (b) the character and reputation of the assignee or
sublessee, as applicable; (c) the proposed use of the Premises by the proposed assignee or
sublessee, as applicable; and (d) any other reasonable economic and non-economic factors, in
considering whether to give its consent. Prior to any sublease or assignment, Lessee shall first
notify Lessor in writing of its election to sublease all or a portion of the Premises or to assign this
Lease or any interest thereunder. At any time within thirty (30) days afier service of said notice,
Lessor shall notify Lessee that it consents or refuses to consent to the sublease or assignment. In
the event of any sublease or assignment, Lessee shall remain liable for all of the “lessee’s”
obligations hereunder. Lessee’s obligations hereunder are being guaranteed under the terms of a
certain Guarantee (“Guarantee™) being executed by DAVITA INC, a Delaware corporation. In
the event of an Affiliated Transfer (as defined below), the Guarantee shall continue in full force
with respect to the obligation of the “lessee” hereunder and shall continue with respect to the

obligations of any such affiliated assignee or sublessee.

Lessor shall not have the right to recapture any sublease or assignment space. Any denial
of such sublease or assignment by Lessor as hereinabove provided must be predicated upon a
"commercially reasonable basis" for such denial. Lessee shall retain any net profits paid in
connection with a sublease or assignment in excess of Lessee's Rent obligations hereunder,
which profits shall be calculated after deducting all costs incurred by Lessee in connection with
the space subject to the transfer, which shall include, but not be limited to, legal fees, rental
abatement, vacancy period, allowances, tenant improvements, leasing commissions and the time
to sublease and remodel the Premises.

Any assignment or subletting shall not release Lessee of its liability under this Lease nor
permit any subsequent assignment, subletting or other prohibited act, unless specifically provided
in such consent.

Notwithstanding the foregoing, no consent of Lessor is required for Lessee to assign or
otherwise transfer (by operation of law or otherwise) this Lease or any of its rights hereunder:
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(a) to any person, corporation, partnership or other entity which acquires all or
substantially all of the business or assets of Lessee or stock in Lessee; or (b) to
any person, corporation, partnership or other entity which controls, is controlled
by or is under common control with Lessee; or (c) to any affiliate (within the
meaning of such term as set forth in Rule 501 of Regulation D under the Federal
Securities Act of 1933) of Lessee (an “Affiliated Transfer”).

No such assignment or other transfer, in whole or in part, of any Lessee’s rights or
obligations under this Lease shall be or operate as a release of Lessee hereunder and Lessee shall
remain responsible for fully and promptly performing Lessee’s obligations hereunder should
Lessee’s assignee or transferee fail to fully and promptly perform any such obligations.

3. Operating Expenses and Utilities.

(a) Lessee shall pay “Lessee’s Proportionate Share” (as defined herein) of all
Taxes (as defined below), common area maintenance charges for the Building ("CAM Charges™)
and insurance premiums for the Building ("Insurance"), in advance, in equal monthly
installments at the time of the payment of Rent, based on Lessor’s estimate of the Taxes, CAM
Charges and Insurance for the calendar year in question (which estimate may be revised by
Lessor from time to time). For reference purposes, Taxes, CAM Charges and Insurance are
collectively referred to as the "Operating Expenses” for the Building and Premises. Promptly
after the actual Operating Expenses for a calendar year are determined by Lessor, Lessor shall
provide Lessee with a statement of such actual Operating Expenses for such calendar year and
Lessee, within 30 days, shall pay to Lessor any deficiency, which obligation shall survive the
expiration or termination of this Lease. If such statement shows an overpayment by Lessee, then
any surplus paid by Lessee shall be credited to Lessee’s next monthly installment of Operating
Expenses or, if this Lease has expired or been terminated for reasons other than Lessee's breach
or default, be paid to Lessee within 30 days of the end of the Term.

“Taxes” shall mean real property taxes, public charges and assessmenis assessed or
imposed upon the Building, provided, however, that any one time (as opposed to on-going)
special assessments for public improvements having a useful economic life exceeding the
remaining term of this Lease shall be prorated between Lessor and Lessee using a straight-line
method, based on the proportion of that economic life failing within the remaining term of the
Lease. Taxes shall not include any penalties or interest for late or partial payment nor any
income, franchise, margin, inheritance, estate, transfer, excise, gift or capital gain taxes, that are
or may be payable by Lessor or that may be imposed against Lessor or against the rents payable
hereunder. Lessor shall take advantage of any savings in Taxes that may be achieved by early
payment or payment in installments. Should Lessor choose not to contest any Taxes, Lessee
shall have the tight to contest the Taxes in Lessor’s name and with Lessor’s reasonable
cooperation, at no expense to Lessor. Lessor, at Lessee’s sole expense, shall join in any such
contestation proceedings if any Law shall so require.
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“Lessec's Proportionate Share” is the quotient obtained by dividing the rentable area of
the Premises by the Building Rentable Area. Lessee's Proportionate Share as of the
Commencement Date will be 100%.

(b)  Lessee's Proportionate Share of initial Operating Expenses is estimated at $3.50
per square foot per annum. Thereafter, the Operating Expenses shall not increase by more than
five percent (5%) per year, excluding uncontrollable expenses such as snow removal, insurance,
utilities, real estate taxes.

(c)  Lessee shall pay the net cost (after applying any discounts or incentives) of all
utilities and other services necessary in the operation of the Premises, including but not be
limited to, gas, fuel oil, electrical, telephone and other utility charges and in-suite janitorial
service. The Premises shall be separately metered, at Lessor’s sole cost, for all utilities,
including gas, water and electricity.

(d) Lessor shall make available at its offices in Chicago, IL, true and accurate records
of items that constitute Operating Expenses. Such records shall be open for inspection from time
to time by Lessee or its duly authorized representative for a period of one (1) year after the close
of each calendar year. If any audit of Lessor’s submitted reports shall disclose an overcharge,
Lessor shall promptly pay to Lessee, within thirty (30) days, the amount of such overcharge, and
if such audit discloses an overcharge of more than five percent (5%), Lessor shall reimburse
Lessee its actual costs incurred in connection with such audit.

(e) All sums (other than the Rent) which may be due and payable under this Lease
shall be deemed to be additional rent hereunder and in the event that Rent shall be prorated or
shall abate pursuant to the terms of this Lease then such additional rent shall be prorated or abate
to the same extent and in the same manner, unless otherwise specifically provided for in this
Lease.

(f) Reserved.

(2)  Notwithstanding the foregoing, the term “Operating Expenses” does not include
the following: (i) depreciation of the Building, and all equipment, fixtures, improvements and
facilities used in connection therewith; (ii) payments of principal, interest, loan fees, penalties,
attorney’s fees or amortization relating to any debt Lessor may have incurred or will incur in the
future relating to the ownership, operating and maintenance of the Building; (iii) the cost of
leasehold improvements, including redecorating or otherwise improving, painting, decorating or
redecorating space or vacant space for other lessees of the Building, except in connection with
general maintenance of the Building; (iv) cost of any “tap fees” or any sewer or water connection
fees for the benefit of any lessees in the Building; (v) fees and expenses (including legal and
brokerage fees, advertising, marketing and promotional costs) paid by Lessor in connection with
the lease of any space within the Building, including subleasing and assignments; (vi)
intentionally omitted; (vii) all costs incurred by Lessor in connection with any negotiations or
disputes and/or litigation with lessees or occupants within the Building or prospective lessees of
the Building; (viii) expenses or costs incurred by Lessor relating to any violation by Lessor or any
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other lessee of the terms and conditions of any law or any lease covering the Building; (ix)
intentionally omitted; (x) the cost of any repair or replacement which would be required to be
capitalized under generally accepted accounting principles, including without limitation the cost
of renting any equipment or materials, which cost would be so capitalized if the equipment or
materials were purchased, not rented; (xi) the costs and expenses of any item included in
Operating Expenses to the extent that Lessor is actually reimbursed for such cost by an insurance
company, a condemning authority, another lessee or any other party; (xii) payments of ground
rents and related sums pursuant to a ground lease in favor of a ground lessor; (xiii) wages,
salaries or other compensation paid to any employees at or above the grade of building manager;
(xiv) Lessor’s general overhead and administrative expenses which are not chargeable to
Operating Expenses of the Building or the equipment, fixtures and facilities used in connection
with the Building, in accordance with generally accepted accounting principles, including salaries
and expenses of Lessor’s executive officers; (xv) the cost of correcting defects (latent or
otherwise) in the construction of the Building or in the Building equipment, except that
conditions (other than construction defects) resulting from ordinary wear and tear shall not be
considered defects for purposes hereof, (xvi) the cost of installing, operating and maintaining any
specialty service (e.g., observatory, broadcasting facility, luncheon club, retail stores, newsstands
or recreational club); (xvii) any expenses incurred by Lessor for the use of any portions of the
Building to accommodate events, including but not limited to shows, promotions, kiosks,
displays, filming, photography, private events or parties, ceremonies and advertising beyond the
normal expenses otherwise attributable solely to Building services, such as lighting and HVAC
to such public portions of the Building in normal operations during standard Building hours of
operation; (xviii) any costs representing an amount paid to an entity related to Lessor which is in
excess of the commercially reasonable amount which would have been paid absent such
relationship; (xix) any entertainment, dining, or travel expenses of Lessor for any purpose; (xx)
costs related to maintaining Lessor’s existence, either as a corporation, partnership, or other
entity; (xxi) any expenses for repairs or maintenance to the extent covered by warranties or
service contracts; (xxii) any type of utility service which is separately metered to or separately
charged or paid by Lessee or any other lessee in the Building; (xxiii) the cost of any
environmental remediation for which Lessor is responsible under Section 10 of this Lease; (xxi1v)
all ad valorem taxes paid or payable by Lessee or other lessees in the Building for (A) personal
property and (B) on the value of the leasehold improvements in the Premises (in this connection
it is agreed that Lessee shall be responsible for the payment of ad valorem taxes on Lessee’s own
leasehold improvements); (xv) all items and services for which Lessee pays third parties; (xvi)
the cost of any item which is an expense or cost to Lessor in connection with Lessor’s Work
including any allowances or credits granted to Lessee in lieu of a payment by Lessor; and (xvii)
any item which is included in the Operating Expenses which, but for this provision, would be
included twice.

9. Alterations/Signage. Lessee shall not make any alterations, or additions or
leasehold improvements to the Premises following the Commencement Date (“Alterations”)
without Lessor’s prior written consent in each and every instance, such consent not to be
unreasonably withheld or delayed. Notwithstanding the foregoing, Lessee shall have the right to
make non-structural Alterations to the Premises within the Building which do not exceed in cost
Fifty Thousand Dollars ($50,000.00) in the aggregate during each Lease Year without Lessor’s
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consent. All Alterations which may be made by Lessee shall be the property of Lessee and
Lessee shall be entitled to remove from the leased Premises during the Term all Alterations,
tenant improvements and any and all furniture, removable trade fixtures, equipment and personal
property (“Fixtures™) installed or located on or in the leased Premises provided that Lessee repair
any and all damages done by the removal of the foregoing. All Alterations and tenant
improvements which Lessee does not elect to remove at the expiration of the Term shall be
surrendered with the Premises at the termination of this Lease.

Lessee shall have the right to affix to Lessee’s standard signage, in accordance with the
rules and regulations of the Building, including a sign on the exterior of the Building or a
monument sign. All signs and like items permitted hereunder shall comply with all applicable
zoning Laws and shall be subject to City of Chicago, Illinois permits and Lessor's prior approval,
which approval shall not be unreasonably withheld, conditioned or delayed.

To the maximum extent permitted by applicable Laws, Lessor hereby waives any rights
which Lessor may have, as to any of Lessee’s furniture, fixtures, equipment, personal property,
tenant improvements and Alterations, in the nature of a Lessor’s lien, security interest or
otherwise and further waives the right to enforce any such lien or security interest.

10.  Environmental. Lessec shall not cause or permit any hazardous or toxic
substances, materials or waste, including, without limitation, medical waste and asbestos
(“Hazardous Substances™) to be used, generated, stored or disposed of in, on or under, or
transported to or from the Premises unless such Hazardous Substances are reasonably necessary
for Lessee’s business conducted in the Premises; provided, however, Lessee shall at all times and
in all material respects comply with all local, state, and federal laws, ordinances, rules,
regulations and orders, whether now in existence or hereafter adopted relating to Hazardous
Substances or otherwise pertaining to the environment (the “Environmental Laws”) and further
provided that Lessee shall periodically cause to be removed from the Premises such Hazardous
Substances placed thereon by Lessee or Lessee’s agents, servants, employees, guests, invitees
and/or independent contractors in accordance with good business practices, such removal to be
performed by persons or entities duly qualified to handle and dispose of Hazardous Substances.
Without limiting the generality of the foregoing, Lessor acknowledges that the following
Hazardous Substances, among others, are required for Lessee’s business operations: bleach,
cidex, hibiclena, metrocide, hydrogen peroxide, and formaldchyde. Upon the expiration or
carlier termination of this Lease, Lessce shall cause all Hazardous Substances placed on the
Premises by Lessee to be removed, at Lessee’s cost and expense, from the Premises and disposed
of in strict accordance with the Environmental Laws.

Lessee shall indemnify, defend (by counsel reasonably acceptable to Lessor), protect, and
hold Lessor and Lessor’s officers, directors, employees, agents and contractors (and their
respective interest holders, whether direct or indirect, and such parties’ officers, directors,
employees, agents and contractors) and Lessor’s lender(s) and such lender(s) officers, directors,
employees, agents and contractors, harmless, from and against any and all claims, liabilities,
penalties, fines, judgment, forfeitures, losses, costs (including clean-up costs) or expenses
(including attorney’s fees, consultant’s fees and expert’s fees) for the death of or injury to any

Chicago, 1. (Woodlawn) #5578

+




person or damage to any property whatsoever, arising from or caused in whole or in part, directly
or indirectly, by (a) the presence after the Possession Date in, on, under, or about the Prenuses of
any Hazardous Substances caused by or through Lessee or its agents, servants, employees, guests,
invitees and/or independent contractors; (b) any discharge or release by or through Lessee or its
agents, servants, employees, guests, invitees and/or independent contractors after the
Commencement Date in or from the Premises of any Hazardous Substances; (c) Lessee’s use,
storage, transportation, generation, disposal, release or discharge after the Possession Date of
Hazardous Substances, to, in, on, under, about or from the Premises; or (d) Lessee’s failure to
comply with any Environmental Law.

Lessor shall indemnify, defend (by counsel reasonably accepted to Lessee), protect, and
hold Lessee harmless, from and against any and all claims, liabilities, penalties, fines, judgment,
forfeitures, losses, costs (including clean-up costs) or expenses (including attorney’s fees,
consultant’s fees and expert’s fees) for the death of or injury to any person or damage to any
property whatsoever, arising from or caused in whole or in part, directly or indirectly, by (a) the
presence prior to the Possession Date in, on, under, or about the Premises of any Hazardous
Substances; (b) any discharge or release prior to the Possession Date in or from the Premises of
any Hazardous Substances; (c) the use, storage, transportation, generation, disposal, release or
discharge of Hazardous Substances by Lessor or Lessor’s prior lessee(s) prior to the Possession
Date, to, in, on, under, about or from the Premises; (d) Lessor’s failure to comply with any
Environmental Law; or (€) any Hazardous Substances to the extent not in any respect due to any
act or omission of Lessee or its agents, servants, employees, guests, invitees and/or independent
contractors. Lessor agrees to remediate at Lessor’s expense as promptly as commercially
possible upon receipt of notice from Lessee any condition described in (a) through (e) of the
previous sentence.

Lessor represents and warrants to Lessee that as of the Commencement Date and to the
best of Lessor’s knowledge there are no Hazardous Substances on the Premises, including
asbestos. Lessor has received no notice from any governmental or private entity relating to
Hazardous Substances on the Premises. Lessee shall promptly deliver to Lessor copies of all
notices made by Lessee to, or received by Lessee from, any state, county, municipal or other
agency having authority to enforce any environmental law (“Enforcement Agency™) or from the
United States Occupational Safety and Health Administration concerning environmental matters
or Hazardous Substances at the Premises. Lessor shall promptly deliver to Lessee copies of all
notices received by Lessor from any Enforcement Agency or from the United States
Occupational Safety and Health Administration concerning environmental matters or Hazardous
Substances at the Premises.

11. Damage to Premises by Fire or Casualty. In the cvent the Premises shall be
damaged by fire or other casualty during the life of this Lease, whereby the same shall be
rendered untenantable, then

(a) if such damage is not caused by the negligence or willful misconduct of Lessee or
any of its agents, servants, employees, guests, invitees and/or independent contractors and the
damage to the Premises is so substantial (“Substantial Damage™) that either: (1) the repair,
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restoration or rehabilitation of the Substantial Damage cannot reasonably be expected to be
substantially completed within one hundred eighty (180} days from the date of such Substantial
Damage or (2) so much of the Premises is destroyed or rendered untenantable by such fire or
other casualty as to make use of the Premises as a dialysis facility operating at least seventy-five
percent (75%) of the certified dialysis stations operating prior to the fire or casualty
impracticable, then Lessee may elect to terminate this Lease by giving writien notice to Lessor
within thirty (30) days of the date of such fire or casualty, or

(b) if the damage to the Premises is so substantial that (1) the estimated repair costs
exceed One Hundred Thousand ($100,000.00) and such damage has occurred within the last two
(2) years of the then current term and Lessee does not exercise its next available renewal option,
if any or (2) the Building is damaged to the extent of fifty percent (50%) or more of the monetary
value thereof, then Lessor may elect to terminate this Lease by giving written notice to Lessee
within thirty (30) days of the date of such fire or casualty; or

(c) if not so terminated, Lessor shall proceed with all due diligence to repair, restore
or rehabilitate the Premises, to substantially their former condition immediately prior to such
damage or destruction, at Lessor’s expense, unless such damage was caused by the negligence or
willful misconduct of Lessee or any of its agents, servants, employees, guests, invitees and/or
independent contractors (in which case such rehabilitation shall be at Lessee’s cost), in which
latter event this Lease shall not terminate.

If the Premises are rendered untenantable by fire or other casualty, unless such damage
was caused by the negligence or ]willful misconduct of Lessee or any of its agents, servants,
employees, guests, invitees and/or independent contractors, there shail be an abatement of Rent
due Lessor by Lessee for the period of time during which the Premises are untenantable. If the
restoration is not substantially completed within two hundred ten (210) days after a building
permit is issued to repair such damage, unless such damage was caused by the negligence or
willful misconduct of Lessee or any of its agents, servants, employees, guests, invitees and/or
independent contractors, it shall be optional with Lessee to terminate this Lease by written notice
to Lessor made prior to the end of such two hundred ten (210) day period. In the event of any
termination of this Lease, Rent shall be paid only to the date of such fire or casualty.

In the event that the Premises are partially but not substantially damaged by fire or other
casualty, then Lessor shall immediately proceed with all due diligence to repair and restore the
Premises and the Rent shall abate in proportion to the untenantability of the Premises during the
period of restoration; provided, however, that if such damage was caused by the negligence or
willful misconduct of Lessee or any of its agents, servants, employees, guests, invitees and/or
independent contractors, then Lessee shall immediately proceed with all due diligence to repair
and restore the Premises and the Rent shall not abate.

Lessee shall be responsible for restoring the Alterations constructed by Lessee at its
expense In the event that Lessor does not restore the Premises, Lessee may retain all insurance
procecds applicable to Alterations constructed by Lessee at its expense. Except as set forth
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above, Lessor shall be responsible for restoring improvements constructed by Lessor in all events
and Lessee shall be responsible for restoring improvements constructed by Lessee in all events.

12. Eminent Domain.

(a)  Taking. If by any lawful authority through condemnation or under the power of
eminent domain: (i) the whole of the Premises shall be permanently taken; (i} less than the
entire Premises shall be permanently taken, but the remainder of the Premises, are not, in
Lessee’s sole judgment, fit for Lessee to carry on its business therein; (ii) Lessee determines, in
its sole judgment, that after such taking the Premises will fail to satisfy municipal parking
requirements; (iv) there is any substantial impairment of ingress or egress from or to or visibility
of the Premises; or (v) all or any portion of the common areas shall be taken resulting in a
material interference with the operations of or access to Lessee’s business, then in any such
event, Lessee may terminate this Lease, effective as of the date of such taking, and the Rent and
other sums paid or payable hereunder shall be prorated as of the date of such termination.

(b)  Rent Adjustment. Unless this Lease is canceled as above provided, commencing
with the date possession is acquired by the condemning authority the Rent and other sums
payable hereunder shall be reduced by the then applicable per square foot Rent as by the number
of square feet taken and Lessor shall restore the Premises, at Lessor’s cost and expense to a
complete architectural unit, and Operating Expenses will be recalculated based on the applicable
square footage. During such restoration the Rent shall be abated to the extent the Premiscs are
rendered untenantable.

(c) Awards. All compensation awarded or paid in any such eminent domain
proceeding shall belong to and be the property of Lessor without any participation by Lessee,
except that nothing contained herein shall preclude Lessee from prosecuting any claim directly
against the condemning authority in such eminent domain proceeding for its relocation costs, its
unamortized leasehold improvements and trade fixtures, loss of business and the like, so long as
any such claim does not reduce the claim by or award to Lessor.

13.  Right of Entry by Lessor. Lessor, or any of its agents, shall have the right to enter
said Premises during all reasonable hours and upon at least twenty-four (24) hours prior notice
(except in cases of emergency), to examine the same or to exhibit said Premises, and to put or
keep upon the doors or windows thereof a notice “FOR RENT” at any time within one hundred
fifty (150) days before the expiration of this Lease.

Any work done by Lessor to Premises shall be performed during hours that Lessee is not
open for business (except in emergencies) unless Lessee, in the exercise of its reasonable
discretion otherwise agrees. Any restoration work or alteration work at the Premises which is
necessitated by or results from Lessor’s entry, including, without limitation, any work necessary
to conceal any element whose presence is permitted hereunder, shall be performed by Lessor at
its expense or, at Lessee’s election, by Lessee on Lessor’s behalf and at Lessor’s sole cost and
expense. Lessor shall be liable for all loss, damage, or injury to persons or property with respect
to such work and shall indemnify and hold Lessee harmless from all claims, losses, costs,
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expenses and liability, including reasonable attorney’s fees resulting from Lessor’s entry except
to the extent caused by the negligent or intentional act of Lessee or its contractors, agents,
employees or licensees. If Lessor’s entry into the Premises pursuant to this Lease interferes with
the conduct by Lessee of it business to such an extent that Lessee, in the exercise of its
reasonable business judgment, must close the Premises for business for two (2) or more business
days, then Rent and additional rent shall totalty abate for each day or portion thereof that such
interference continues.

Lessor acknowledges that Lessee is subject to the provisions of the Health Insurance
Portability and Accountability Act of 1996 and related regulations (“HIPAA”), and that HIPAA
requires Lessee to ensure the safety and confidentiality of patient medical records. Lessor further
acknowledges that, in order for Lessee to comply with HIPAA, Lessee must restrict access to the
portions of the Premises where patient medical records are kept or stored. Lessor hereby agrees
that, notwithstanding the rights granted to Lessor pursuant to this Section 13 and under this
Lease, except when accompanied by an authorized representative of Lessee, neither Lessor nor
its employees, agents, representatives or contractors shall be permitted to enter those areas of the
Premises designated by Lessee as locations where patient medical records are kept and/or stored
or where such entry is prohibited by applicable state or federal health care privacy laws. Lessor
further agrees to comply with the provisions of HIPAA and all applicable medical privacy laws
in connection with Lessor’s entry into the Premises.

14.  Indemnity. Lessee agrees (o indemnify Lessor and save Lessor harmless from any
and all liability, claims and loss for personal injury or property damage, or both, sustained or
claimed to have been sustained by any person or persons, or property in, upon or about the leased
Premises caused or brought about by the act or neglect of Lessee, its agents, servants or
employees. Lessor agrees to indemnify Lessee and save Lessee harmless from any and all
liability, claims and loss for personal injury or property damage, or both, sustained or claimed to
have been sustained by any person or persons, or property in, upon or about the leased Premises
caused or brought about by the act or neglect of Lessor, its agents, servants or employees. The
indemnities set forth in this Section 14 shall survive the expiration of the term of this Lease.

15. Default and Remedies.

(a) Lessee Default and Lessor Remedies. In the event that Lessee defaults in the
payment of Rent hereunder and such Rent remains due and unpaid for five (5) days following
written notice of such default from Lessor to Lessee, or should Lessee default in the performance
of any other provisions of this Lease and such default is not cured within thirty (30) days
following written notice from Lessor specifying such default (unless such default is not
reasonably capable of being cured within such thirty (30) day period and Lessee commences such
cure within such thirty (30) day period and diligently prosecutes such cure to completion), or if a
petition in bankruptcy shall be filed by or against Lessec (provided Lessee shall have ninety (90)
calendar days to stay any involuntary proceeding), or should Lessee make an assignment for the
bencfit of its creditors, or should a receiver be appointed for the said Lessee and such receiver is
not dismissed within sixty (60) days of his appointment, then, in any of these events, Lessor, at
its option, may terminate this Lease by written notice to Lessee. Upon and after termination of
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this Lease, Lessor shall make a commercially rcasonable effort to relet the Premises or any part
thercof to any person, firm or corporation other than Lessee for such rent, for such time and upon
such terms as Lessor in Lessor's reasonable discretion shall determine. If the consideration
cotlected by Lessor upon any such reletting is not sufficient to pay monthly the full amount of the
Rent and additional rent reserved in this Lease and all other monies to be paid by Lessee, Lessce
shall pay to Lessor the amount of each monthly deficiency upon demand.

Whether or not this Lease is terminated by Lessor or by any provision of law or court
decree, Lessee shall have no obligation to pay any Rent until the date it would otherwise have
become due in the absence of any event of default. Lessor agrees that it shall have no right to
accelerate (i.e. declare the same immediately due and payable) any Rent which would have
become due in the future (“Future Rent”); provided, however, that upon termination of this Lease
by Lessor, Lessee shall pay Lessor for the unamortized costs of leasing commissions and tenant
improvements. In the event Lessor terminates this Lease, Lessee’s liability for Future Rent (as
well as any damages specifically in lieu of or representing such Future Rent) shall cease except to
the extent and manner provided otherwise in this Lease.

(b) Lessor Default and Lessee Remedies. Subject to the terms and provisions
hereinbelow, and in addition to any other remedy expressly available to Lessee pursuant to this
Lease or at law or in equity, should Lessor fail to perform any term or covenant under this Lease,
which failure is not caused in any way by an act of or omission by Lessee, (each and any such
failure being herein sometimes referred to as a “Lessor Default™) and if any such Lessor Default
shall not be cured and shall accordingly be continuing thirty (30) days following written notice by
Lessee to Lessor of such Lessor Default (unless such default is not reasonably capable of being
cured within such thirty (30) day petiod and Lessor is diligently prosecuting such cure to
completion), then Lessee shall have the option (at Lessee’s sole discretion) of remedying such
Lessor Default and, in connection therewith, incurring expenses for the account of Lessor, and
any and all such sums expended or obligations incurred by Lessee in connection therewith shall
be paid by Lessor to Lessee upon demand, and if Lessor fails to immediately reimburse and pay
same to Lessee, Lessee may, in addition to any other right or remedy that Lessee may have under
this Lease, deduct such amount (together with interest thereon at the rate of 7% annually from the
date of any such expenditure by Lessee until the date of repayment thereof by Lessor to Lessee)
from subsequent installments of Rent and other charges (if any) that from time to time thereafter
may become due and payable by Lessee to Lessor hereunder. Notwithstanding the foregoing, in
all events Lessee shall have the right to remedy any Lessor Default without prior notice in the
event of an emergency (so long as Lessee gives notice within a reasonable period of time
thereaftcr) and invoice Lessor and abate Rent (if necessary) in the manner set forth in the
preceding sentences of this Section 15. Prior to Lessee expending any amounts under this
Section 15(b), it shall give Lessor ten (10) days written notice (except in the case of an
emergency) of same and provide Lessor with a detailed list of planned expenditures.

16. Insurance.

(a) Lessor’s Insurance. During the Term of this Lease, Lessor shall procure and
maintain in full force and effect with respect to the Building (i) a policy or policies of property
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insurance (including, to the extent required, sprinkler leakage, vandalism and malicious mischief
coverage, and any other endorsements required by the holder of any fee or leasehold mortgage
and earthquake, terrorism and flood insurance to the extent Lessor reasonably deems prudent
and/or to the extent required by any mortgagee); (ii) a policy of commercial liability insurance
insuring LLessor’s activities with respect to the Premises and the Building for loss, damage or
liability for personal injury or death of any person or loss or damage to property occurring in,
upon or about the Premises or the Building, and (iii) any additional insurance reasonably required
by Lessor’s Lender.

(b)  Lessee’s Insurance. lessee covenants and agrees to keep Lessee
Improvements (as defined in Section 36 hereof) and Lessee’s contents in the Premises insured for
full replacement value against loss by fire and casualty, under an all risk policy with extended
coverage endorsements. In addition thereto, Lessee shall obtain and keep in force with respect to
the Premises comprehensive general liability insurance in a minimum amount of $1,000,000.00
per claim and $3,000,000.00 in the aggregate for both bodily injury and property damage. In no
event shall Lessee’s insurance provide coverage or indemnity to Lessor for any claim, loss, suit,
action or other legal proceeding in which Lessor, its agents or designees bear responsibility for
the claim, loss, suit, action or other legal proceeding. Rather, it is the intent of this section to
provide general liability coverage to Lessor when it is made a party 1o a claim, loss, suit, action
or other legal proceeding for which it bears no responsibility. In the event that both Lessor and
Lessee bear responsibility for the claim, loss, suit, action or other legal proceeding, then each
party will look to their own insurance for coverage. Lessee shall cause Lessor to be named as an
additional insured on its general liability policy, and shall provide an insurance certificate to
Lessor on or prior to the Possession Date and from time to time thereafter as reasonably
requested by Lessor.

Lessee may carry any insurance required by this Lease under a blanket policy or under a
policy containing a self insured retention, so long as Lessee causes Lessor to be named as an
additional insured on its general liability policy, and provides an insurance certificate to Lessor
on or prior to the Possession Date and from time to time thereafter as reasonably requested by
Lessor.

Each policy shall provide that the insurer shall give to Lessor thirty (30) days written
notice prior to any cancellation of the policy.

17.  Subrogation. Each of the parties hereto hereby releases the other and the other’s
partners, agents and employees, to the extent of each party’s property insurance coverage, from
any and all liability for any loss or damage which may be inflicted upon the property of such
party even if such loss or damage shall be brought about by the fault or negligence of the other
party, its partners, agents or employees; provided, however, that this release shall be effective
only with respect to loss or damage occurring during such time as the appropriate policy of
insurance shall contain a clause to the effect that this release shall not affect said policy or the
right of the insured to recover thereunder. If any policy does not permit such a waiver, and if the
party to benefit therefrom requests that such a waiver be obtained, the other party agrees to obtain
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an endorsement to ifs insurance policies permitting such waiver of subrogation if it is
commercially available and if such policies do not provide therefor.

18.  Repairs and Maintenance. Lessor, at its sole cost and expense, shall maintain and
keep in good order and repair and make any necessary replacements to the roof, roof membrane,
roof covering, concrete slab, footings, foundation, structural components installed by Lessor, the
exterior walls, and the portions of the plumbing and electrical systems of the Building that are
located on the Premises but outside of the Building. If Lessor installs the HVAC units (rather
than providing Lessee with an allowance for same), Lessor shall assign to Lessee its warranties
for same. Such HVAC allowance, if any, shall be given to Lessee as a rental credit. If Lessor
shall not commence such repairs within the thirty (30) days following written notice from Lessee
that such repairs are necessary then Lessee may, at its option, cause such Lessor’s repairs to be
made and shall furnish Lessor with a statement of the reasonable cost of such repairs upon
substantial completion thereof, Lessor shall reimburse Lessee for the cost of such repairs within
thirty (30) days of the date of the statement from Lessee setting forth the amount due, provided,
however, should Lessor fail to reimburse Lessee with said thirty (30) day period, then Lessee
may, at its option, offset such amount against subsequent rent due under this Lease.
Notwithstanding anything to the contrary set forth herein, Lessee shall be responsible for any
leaks caused by its own roof penetrations. Lessor is not responsible for any matters relating to
the operation of the health care practice to be undertaken by Lessee at the Premises and/or the
means by which Lessee utilizes (or does not utilize) the Building and other portions of the
Premises that are constructed and delivered by Lessor.

Except for Lessor’s obligations set forth above and except for any damage caused by the
acts of negligence by Lessor or its agents within the Premises, Lessee agrees to maintain said
Premises in the same condition, order and repair as they are at the commencement of said Term,
excepting only reasonable wear and tear arising from the use thereof and damage by fire or other

casualty.

19.  Brokers. Lessor and Lessee each represent to the other that it has had no dealings
with any real estate broker or agent in connection with the negotiation of this Lease, except for
USI Real Estate Brokerage Services Inc., representing Lessee (“Lessee’s Broker™). Lessor shall
pay Lessee’s Broker a brokerage commission pursuant 1o a separate agreement. In the event
Lessor does not timely pay Lessee’s Broker such brokerage commission, Lessee may offset the
amount of such brokerage commission against Rent due Lessor.

20.  Emergency. If Lessor is unable or unwilling to take action which it is obligated to
take hereunder where an emergency has occurred with respect to the Premises, then Lessee shall
give prompt notice to Lessor and may take such action as is reasonably necessary to protect the
Premises and persons or property in the Premises and Lessor shall, within thirty (30) days after
written notice thereof from Lessee reimburse Lessee for its reasonable out-of-pocket expenses
incurred in curing such emergency; provided, however, should Lessor fail to reimburse Lessee
within said thirty (30) day period, then Lessee may, at its option, offset such amount against
subsequent rent due under this Lease.
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21.  Title and Parking. Lessor hereby represents that Lessor is the owner in fee simple
of the Premises, including the Building (to be constructed) and all improvements thereon and has
the right and authority to enter into this Lease. Lessor further represents that Lessor and those
signatories executing this Lease on behalf of Lessor have full power and authority to execute this
Lease.

Lessor agrees that Lessor will not make any material modifications to the Building or
Premises (including, without limitation, the parking areas, driveways and walks) without Lessee's
prior written consent, such consent not to be unreasonably withheld, conditioned or delayed.
Lessee shall be entitled to the sufficient use of parking area, as set forth on Exhibit B, except to
the extent that Lessee modifies same or causes such to be modified. Without limiting the
generality of the foregoing, the Premises shall at all times have a minimum parking ratio of
spaces per square feet of the Premises, including handicap-striped parking spaces, as may be
required by applicable Laws. All parking spaces shall have such dimensions and be in such a
configuration as is required by applicable Laws.

22, Compliance with Laws. Both parties hereby agree to comply with all applicable
federal, state and local laws, ordinances, rules and regulations (“Laws”) throughout the Term of
the Lease. Lessor represents and warrants to Lessee that as of the Possession Date the Premises,
the Building, and the parking areas will be in compliance with all Laws, including, without
limitation, applicable zoning laws, ordinances, rules and regulations and with applicable
instruments affecting title to the Premises. Lessor further represents that it has received no
notices or communications from any public authority having jurisdiction alleging violation of any
Laws relating to the Premises or the Building or improvements thereon and has received no
notices alleging violation of any title instrument. Without limiting the generality of the
foregoing, Lessor represents that (i) the use of the Premises and the Building and improvements
thereon for purposes of operation of a dialysis clinic and related medical and business offices is
permitted by and will not violate applicable Laws and does not constitute a “non-conforming
use” thereunder and (ii) the Premises, the Building, and the parking areas comply with all
applicable Laws relating to handicapped accessibility, including, without limitation, the
Americans with Disabilities Act.

If at any time or from time to time any Alterations, including, without limitation,
structural Alterations, are required in order for the Premises to comply with any generally
applicable Laws from time to time applicable to the Premises, Lessor shall immediately make
such Alterations at its sole cost and expense. If at any time or from time to time any Alterations,
including, without limitation, structural Alterations, are required in order for the Premises to
comply with any Laws specifically applicable to the Premises due to Lessee's use as a dialysis
facility, Lessec shall immediately make such Alterations at its sole cost and expense.,

Lessor represents and warrants to Lessee that Lessor is not a “referring physician” or a
“referral source” as to Lessee for services paid for by Medicare or a state health care program, as
the terms are defined under any federal or state health care anti-referral or anti-kickback,
regulation, interpretation or opinion (“Referral Source™). Lessor covenants, during the term of
this Lease, it will not knowingly (i) take any action that would cause it to become a Referral
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Source as to Lessee, or (ii) sell, exchange or transfer the Premises to any individual or entity who
is a Referral Source as to Lessee.

23. Intentionally Omitted.

24.  Lessee to Subordinate. Lessee shall, upon request of the holder of a mortgage or
deed of trust in the nature of a mortgage, which holder is a commercial, private or institutional
lender (“Mortgagee™) subordinate any interest which it has by virtue of this Lease, and any
extensions and renewals thereof to any mortgages or deeds of trust placed upon the Premises by
Lessor, if and only if such Mortgagee shall execute, deliver and record in the appropriate registry
of deeds a recognition and non-disturbance agreement in a commercially reasonably form and
content. Such Agreements shall provide by their terms that notwithstanding any foreclosure of
such mortgage or deeds of trust Lessee may continue to occupy the Premises during the Term of
this Lease or any extensions or renewals thereof under the same terms, conditions and provisions
of this Lease unless Lessee shall be in default beyond any applicable grace periods provided for
herein. Lessor shall at or prior to the Commencement Date, secure from Lessor’s present
mortgagee of the Premises a non-disturbance agreement in a form reasonably acceptable to
Lessee. Lessor shall also secure from any future mortgagee or lienholders of Lessor non-
disturbance agreements during the initial Term or any renewal periods, if exercised.

25.  Quiet Enjoyment. Lessee, upon paying the Rent, additional rent and other sums
due under this Lease, and subject to all of the terms and covenants of this Lease, on Lessee’s part
to be kept, observed, and performed, shall quietly have and enjoy the Premises during the Term
of this Lease. Lessor agrees that Lessee shall have continuous, peaceful, uninterrupted and
exclusive possession and quiet enjoyment of the Premises during the Term of this Lease.
Notwithstanding anything to the contrary set forth in this Lease, Lessee agrees that Rent and
additional rent due hereunder are each, jointly and severally, independent covenants from and
after the Possession Date.

26. Memorandum of Lease. Lessor agrees to enter into and record a memorandum or
notice of this Lease reasonably satisfactory to Lessee. Lessee shall be responsible for the
preparation thereof and the cost of recording the same.

27.  Notices. All notices, demands and requests which may be or are required to be
given by either party to the other shall be in writing and shall be either (i) delivered, by hand, or
(i) sent by a nationally recognized overnight courier such as DHL or Federal Express. All
notices to Lessor should be addressed to Lessor at 824 North Racine Avenue, Chicago, IL 60642,
Telephone: (312) 208-1600; Facsimile: (312) 944-0963, with a copy by email to
img727@aol.com, or to such other place as Lessor may from time to time designate in written
notice to Lessee. All notices to Lessee shall be addressed to Lessee ¢/o DaVita Inc., 601 Hawaii
Street, El Segundo, California 90245, Attention: General Counsel, Telephone: (310) 536-2400,
Facsimile: (310) 536-2679, with copy to: 2611 North Halsted Street, Chicago, IL 60614;
Attention: Group General Counsel, or to any such other place as Lessee may from time to time
designate in written notice to Lessor. In addition, all correspondence to Lessee related to Taxes,
Insurance, Rent or Operating Expenses shall be sent to 1423 Pacific Avenue, Tacoma, WA
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98402; attention: Rent Department. All notices, demands and requests which shall be served
upon Lessor and Lessee in the manner aforesaid shall be deemed sufficiently served or given for
all purposes hereunder.

28.  Estoppel Certificate. Each of Lessor and Lessee agrees at any time and from time
to time upon not less than fifteen (15) days’ prior written request by the other to execute,
acknowledge and deliver to the other an estoppel certificate in the from attached hereto as
Exhibit G certifying that (a) this Lease is unmodified and in full force and effect (or if there have
been modifications that the samec is in full force and effect as modified and stating the
modifications), (b) the dates to which the Rent and other charges have been paid in advance, if
any, and (c) all of the defaults of Lessor or Lessee hereunder, if any, (and if there are no defaults
a statement to that effect) and any other information reasonably requested, it being intended that
any such statement delivered pursuant to this Section 28 may be relied upon by any prospective
purchaser of the Premises or any mortgagee or assignee of any mortgage upon the fee or
Jeasehold of the Premises or by any prospective assignee of this Lease or sublessee of the whole
or any portion of the Premises and/or by other party interested in the Premises or any part thereof.

29.  Holding Over. In the event Lessee remains in possession of the Premises after the
expiration of the term of this Lease, or any extensions hereof without the written consent of
Lessor, this Lease shall continue on a month to month basis, terminable by either party upon
thirty (30) days prior notice and Lessee shall be obligated to pay Rent at 120% of the then current
rate (including all adjustments) and all other sums then payable hereunder prorated on a daily
basis for each day that Lessor is kept from possession of the Premises. Notwithstanding the
foregoing, in the event that applicable Law, including without limitation applicable healthcare
Law, limits the period of any such holdover, both parties agree to comply with such applicable
Law; provided such holdover period shail not exceed six (6) months.

30.  Binding Effect. All covenants, agreements, stipulations, provisions, conditions
and obligations herein expressed and set forth shall extend to, bind and inure to the benefit of, as
the case may require, the successors and assigns of Lessor and Lessee respectively, as fully as if
such words were written Wherever reference to Lessor or Lessee occurs in this Lease

31.  Complete Agreement. Any stipulations, representations, promises or agreements,
oral or written, made prior to or contemporaneously with this agreement shall have no legal or
equitable consequences and the only agreement made and binding upon the parties with respect
to the leasing of the Premises is contained herein, and it is the complete and total integration of
the intent and understanding of Lessor and Lessee with respect to the leasing of the Premises.

32.  Severability. If any term, covenant or condition of this Lease or the application
thereof to any person or circumstance shall, to any extent, be 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.
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33.  Applicable Law. The laws of the State of Illinois shall govern the validity,
performance and enforcement of this Lease, without regard to such State’s conflict-of-law
principles.

34.  Force Majeure. Whenever a day is appointed herein on which, or a period of time
is appointed within which, either party hereto is required to do or complete any act, matter or
thing, the time for the doing or completion thereof shall be extended by a period of time equal to
the number of days on or during which such party is prevented from, or is interfered with, the
doing or completion of such act, matter or thing because of strikes, lock-outs, adverse weather
conditions, embargoes, unavailability of labor or materials, wars, insurrections, rebellions, civil
disorder, declaration of national emergencies, acts of God, or other causes beyond such party’s
reasonable control. This section shall not apply to Lessee’s obligation to pay Rent, additional
rent and any other monetary amounts due hereunder.

35. Amendment. This Lease and the exhibits attached hereto and forming a part
hereof set forth all the covenants, promises, agreements, conditions and understandings between
Lessor and Lessee concerning the Premises, and there are no covenants, promises, agreements,
conditions or understandings, either oral or written, between them other then are herein set forth.
Except as herein otherwise provided, no subsequent alteration, amendment, change or addition to
this Lease shall be binding upon Lessor or Lessee unless reduced to writing and signed by them.

36.  Lessee Improvements. Lessee shall construct its tenant improvements to the
Premises (the “Lessee Improvements”) in accordance with the terms of the Work Letter. Lessor
shall not charge Lessee any fee or other charges for the supervision and/or overhead associated
with the construction of the Lessee Improvements, nor shall Lessor have any responsibility to
supervise or otherwise administer the Lessee Improvements. Notwithstanding the foregoing,
Lessee Improvements shall not include the work involved with bringing electrical and water
utilities to the Premises and for the separate metering for said utilities, as set forth on the Plans

and Specifications.

37.  Lessor Work. Lessor shall complete all of Lessor’'s Work (“Lessor’s Work™) in
accordance with the terms of the Work Letter. All Lessor’s Work shall be done in a good and
workmanlike manner and in compliance with all applicable laws, ordinances, building and safety
codes, regulations and orders of the federal, state, county, or other governmental authorities
having jurisdiction thereof. Without in any way limiting any obligation of Lessor under the
Lease, Lessor shall indemnify, defend and hold harmless Lessee from and against claims,
damages, losses and expenses, including but not limited to attorneys’ fees, arising out of or
resulting from the failure of Lessor to complete Lessor's Work as required hereunder. Upon
approval of the Plans and Specifications by Lessee and the issuance of a building permit for such
work, the Plans and Specifications shall supersede any descriptions or depictions of Lessor’s
work hereunder or under the Work letter, and in the event of a conflict between the Plans and
Specifications, on the one hand, and cither this Lease or the Work Letter on the other, the Plans

and Specifications shall govern.
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38.  Lessor’s Sale of the Building. Lessor may, at any time, without the prior consent
of Lessee, contract to and/or perform any of the following transactions with respect to an interest
in Lessor, the Lease, the Premises, the realty underlying the Premises, and/or any portion of or
interest in the realty or improvements in the center owned or hereafter acquired by Lessor: sale,
purchase, exchange, transfer, assignment, lease, conveyance (collectively referred to herein as
"Sale"); and/or encumbrance, pledge, mortgage, deed of trust, hypothecation or sale and
leaseback transaction (collectively referred to herein as "Mortgage"). From and after a Sale,
Lessor shall be released from all liability to Lessee and Lessee’s successors and assigns arising
from this Lease because of any act, occurrence or omission of Lessor occurring after such Sale,
and Lessee shall look solely to Lessor’s successor in connection with the same; provided
however, that Lessor shall not be released from liability to Lessee and Lessee’s successors and
assigns from this Lease because of any act, occurrence or omission of Lessor occutring prior to
such Sale, unless such liability is expressly assumed by Lessor’s successor-in-interest in this
center and Premises. Within a commercially reasonable time period prior to the effective date of
a Sale, Lessor shall notify Lessee whether Lessor’s successor-in-interest and assignee to this
Lease would or would not be a Referral Source as described in Section 22 above, to the extent
such is known by Lessor.

39.  Lessee's Satellite and Cable Rights. If the building does not have cable television
service, then Lessee shall have the right to place a satellite dish on the roof at no additional fee,
so long as any such equipment is not visible from six (6) feet over grade. Lessor shall reasonably
cooperate with Lessee’s satellite or cable provider to ensure there is no delay in acquiring such

services.

40. Intentionally Omitted.

41, Cooperation with Lessee’s Cost Reporting Responsibilities. Lessor’s full
cooperation with applicable authorities in connection with cost reporting is essential for Lessee’s
continued opcration of its business. Therefore, Lessor agrees to provide to Lessee, at Lessee’s
expense, within thirty (30) days of Lessee’s request, any and all information that is reasonably
necessary for Lessee to fulfill its cost reporting requirements to such applicable authorities.

42. Protected Health Information.

(a) Lessor acknowledges and agrees that from time to time during the Term, Lessor,
its representatives or assigns may be exposed to, or have access to, Protected Health Information
(“PHI”), as defined by Health Insurance Portability and Accountability Act of 1996, 45 CFR
Parts 160 and 164. Lessor agrees that it will not use or disclose PHI for any purpose unless
required by a court of competent jurisdiction or by any governmental authority.

(b)  Lessor shall preserve any “Confidential Information™ of or pertaining to Lessee
and shall not, without first obtaining Lessee’s prior written consent, disclose to any person or
orpanization, or use for its own benefit, any Confidential Information of or pertaining to Lessee
during and after the Lease Term, unless such Confidential [nformation is required to be disclosed
by a court of competent jurisdiction or by any governmental authority. As used herein, the term

2]
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“Confidential Information” shall mean any business, financial, personal or technical information
relating to the business or other activities of Lessee that Lessor obtains in connection with this

Lease.

43.  Consent. Unless otherwise expressly stated herein, whenever a party’s consent is
required under this Lease, such consent shall not be unreasonably withheld or delayed, and such
party’s reasonable satisfaction shall be sufficient for any matters under this Lease.

44.  Approval by DaVita Inc. as to Form. The parties acknowledge and agree that this
Lease shall take effect and be legally binding upon the parties only upon full execution hereof by
the parties and upon approval by DaVita Inc. as to the form hereof.

45.  Counterparts. This Lease may be execuled in any number of counterparts via
facsimile or electronic transmission or otherwise, each of which shall be deemed an original and
all of which together shall constitute one and the same instrument.

[Signature page follows]
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IN TESTIMONY WHEREOF, Lessor and Lessee have caused this Lease to be executed
as a sealed instrument, as of the day and year first above written.

LESSOR:

GLAZIER KING LLC

By: GLAZIER CORPORATION, as its manager
By:
Name: Josh Glazier

Title: President
Date:

LESSEE;
TOTAL RENAL CARE, INC.

By:
Name:
Title:
Date:

FOR LESSEE’S INTERNAL PURPOSES ONLY:
APPROVAL BY DAVITA INC. AS TO FORM ONLY
By:

Name: Steve Lieb, Esq.
Title: Group General Counsel
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EXHIBIT A

LEGAL DESCRIPTION/BUILDING SITE PLAN

(to be attached)
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EXHIBIT B

BUILDING SITE PLAN

(to be attached)
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EXHIBIT C
WORK LETTER

Glazier King LLC, hereinafter referred to as “Lessor” and Total Renal Care, Inc.,
hereinafter referred to as “Lessec” are parties to that certain Lease bearing even date herewith
(the “Lease™) for certain premises (defined as the Premises in the Lease) located at 5038 S. King
Dr,, Chicago, Illinois and more particularly described in the Lease. To induce Lessee to enter into
the Lease, into which this work letter (“Work Letter”) is incorporated by reference, and in
consideration of the mutual covenants hereinafter contained, Lessor and Lessee, intending to be
legally bound agree as follows:

1. Lessor shall prepare, at Lessor’s cost and expense (subject to the terms of Lessee’s
indemnification letter), all plans and specifications (the “Plans and Specifications™), which shall
set forth in detail the requirements for the construction of the Lessor’s Work (herein defined) and
shall include, but not be limited to, all necessary civil, architectural, structural, mechanical,
electrical and plumbing design and documentation required for Lessor’s Work and shall conform
to all applicable laws, ordinances, building codes, and requirements of public authorities and
shall be signed and sealed by a professional engineer and an architect, both licensed and
registered in the state in which the Premises are located and each maintaining errors and
omissions insurance coverage in a commercially reasonable amount. Such Plans and
Specifications shall incorporate the Minimum Base Building Improvements (“MBBI™) attached
hereto as Schedule A, as confirmed by Lessee’s approval of such Plans and Specifications. The
Plans and Specifications are expressly subject to Lessee’s written approval prior to the
commencement of any construction, as further provided herein.

2. Lessor will have the Plans and Specifications filed or submitted for review and approval
at Lessor’s sole cost and expense with the appropriate governmental agencies in such form as
required.

3. Lessor will do the following work (“Lessor’s Work™) on the Premises: All that work
(including materials, supplies, components, labor and services) necessary to construct the base
shell and base building as set forth in the Plans and Specifications. '

(a) Lessor shall pay for the costs of constructing the shell and base building improvements in
accordance with the Plans and Specifications including costs associated with unforeseen site
and/or building conditions, and the various hard and soft costs associated with development and
construction of the exterior areas of the Premises.

(b)  Lessor shall pay for the cost of the Plans and Specifications (subject to the terms of
Lessee’s indemnification letter), as approved by Lessee, which shall be consistent with this Work

Letter.

All Lessor’s Work shall be done in a good and workmanlike manner and in compliance with all
applicable laws, ordinances, building and safety codes, regulations and orders of the federal,
state, county, or other governmental authorities having jurisdiction thereof. Without limiting the
Lessor’s obligations under the foregoing sentence, the Lessor’s Work shall include all
improvements as are necessary for the Premises and entire Building to comply with the
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Americans with Disabilities Act and all regulations promulgated thereunder and all requirements
under any federal, state or city statute, regulation, ordinance or code dealing with access or
facilities for disabled or handicapped persons, all as set forth on the Plans and Specifications.
Lessor shall have the obligation to obtain at Lessor’s sole expense (subject to the terms of
Lessee’s indemnification letter) all permits and approvals required for the Lessor’s Work before
the commencement of the Lessor’s Work. Lessor shall pay all utility ‘hook-up” and connection
fees for utilities to be supplied to the Building.

4, Reserved.
5. Reserved.
6. Where typical or representative detail is shown on the Plans and Specifications, this detail

shall constitute the standard for workmanship and materials throughout corresponding parts of
Lessor’s Work and the Lessor shall be required to adapt such detail for use in said corresponding
parts of Lessor’s Work as long as the adapting is within the original design intent.

7. Lessee shall prepare, at Lessee’s cost and expense(subject to the terms of Lessee’s
indemnification letter), all plans and specifications (the “Lessee’s Plans and Specifications™),
which shall set forth in detail the requirements for the construction of the Lessee [mprovements
(herein defined) and shall include, but not be limited to, all necessary civil, architectural,
structural, mechanical, electrical and plumbing, design and documentation required for the
Lessee Improvements and shall conform to all applicable laws, ordinances, building codes, and
requirements of public authorities and insurance underwriters and shall be signed and sealed by a
professional engineer and an architect, each licensed and registered in the state in which the
Premises are located and each maintaining errors and omissions insurance coverage in a
commercially reasonable amount. The Lessee’s Plans and Specifications are expressly subject to
Lessor’s approval, such approval not to be unreasonably withheld or delayed. In the event Lessor
does not respond within ten (10) days of receipt of Lessees Plans and Specifications, the Plans
and Specifications shall be deemed approved by Lessor.

Lessee shall be responsible for making all interior improvements to the Building which are
necessary for Lessee to operate the Premises as a renal dialysis center and related medical and
business offices and which are in excess of the Plans and Specifications (the “Lessee

Improvements™).

Without limiting the generality of the foregoing, Lessee, at Lessee’s sole cost and expense, shall
install as part of the Lessee Improvements Lessee’s water-treatment equipment, including
recessed patient wall stations and acid concentrate loop, telephones, televisions and furnishings
with Lessee’s own contractor.

8. Additional work by the Lessor, which is requested by Lessee that is not in the Plans and
Specifications (“Additional Lessor’s Work™) and not provided for under this Work Letter, will be
submitted by Lessee to Lessor in writing. Before commencing any Additional Lessor’s Work as
may be requested by Lessee, Lessor must submit to Lessee written estimates of the cost thereof,
any expected delays in completing the Lessor’s Work caused by the Additional Lessor’s Work
and a schedule of required payment (“Work Letter Change Order”). If Lessee shall fall to
approve a Work Letter Change Order within one week, the same shall be deemed disapproved by
Lessee and Lessor shall not be authorized to proceed thereon. Should Lessee approve any Work
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Letter Change Order, Lessee shall pay Lessor for the Work Letter Change Order for Additional
Lessor’s Work pursuant to the schedule of required payment. If any Additional Lessor’s Work
performed pursuant to an approved Work Letter Change Order delays the date by which Lessor
would have otherwise substantially completed the Lessor’s Work, the one hundred eighty (180)
day period by which the Lessor’s Work must be substantially completed shall be extended one
(1) day (or each day of delay caused by the performance of the Additional Lessor’s Work.

Lessee shall not pay for Additional Lessor’s Work when the change is not requested and
approved by Lessee or when the change is caused by the Lessor’s, Lessor’s architect’s or
Lessor’s contractors’ negligence, performance, or lack of performance, or failure to satisfy
contractual requirements. No Work Letter Change Orders will be funded by Lessee unless
authorized in advance by Lessee before any Additional Lessor’s Work is performed. Lessor shall
not be required to do any Additional Lessor’s Work unless agreed to in writing by Lessor.

9. Upon commencement of Lessor’s work and upon Lessee’s request, Lessor shall submit to
Lessee for approval an estimated construction schedule (the “Project Schedule”) outlining a
schedule for completion of Lessor’s Work including Construction Documents, Permitting and
Construction time frames.

Lessor and Lessee agree to work together cooperatively so as to coordinate the management,
administration, and scheduling of Lessor’s Work and the Lessee Improvements. Such
cooperation shall include without limitation, meetings that are necessary during the construction
period as mutually agreed upon by Lessor and Lessee, the attendance at such meetings to include
authorized representatives of Lessor and Lessee.

10.  As part of Lessor’s Work, the Lessor shall provide Lessee with a set of as-built drawings
at the completion of construction, such drawings to be delivered in the form of a CAD diskette.

11.  The term “substantially completed” or “substantial completion” as used in this Work
Letter and in the Lease shall mean the date when (i) Lessor and Lessee have reasonably agreed
that construction of Lessor’s work is sufficiently complete in accordance with the Plans and
Specifications, so that Lessee may commence construction of the Lessee lmprovements when the
building is water tight except for minor or insubstantial item of work that Lessor and Lessee
reasonably agree are of the nature which may be completed by Lessor after the commencement of
Lessee’s Work (the foregoing minor or insubstantial details are referred to in this Work Letter as
“Punchlist ltems™) in strict accordance with the Plans and Specifications; (ii) any certificates or
statements of occupancy required to permit the lawful use and occupancy of the Premises for
their intended purposes shall have been issued (the parties acknowledge that no “partial” or
“temporary” certificate of occupancy shail be required to be obtained by Lessor upon delivery of
the Premises to Lessee; and (iii} Lessor’s architect certifies that Lessor’s Work is substantially
complete in accordance with the Plans, Specifications.

12.  Lessee may make periodic inspections of the Lessor’s Work from time to time during
construction at reasonable times on business days. Lessor shall promptly undertake and
diligently prosecute the correction of any defective work in the Lessor’s Work.

13.  Lessor shall use Lessor’s best efforts to prosecute the correction of any defective work as
expeditiously as possible so that substantial completion shall be met as required under this Work
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Letter and the Lease. As to any item of the Lessor’s Work remaining to be completed or
corrected after substantial completion included as a Punchlist Item or discovered after Lessee
assumes possession of the Premises, Lessor shall complete such item within thirty (30) days after
Lessee’s notice thereof, or immediately in the case of an emergency.

14,  Without limiting in any way any obligation that Lessor may have under the Lease
(including, without limitation, any maintenance, repair or replacement obligations), Lessor
warrants for a period of one (1) year after full and final completion of the Lessor’s Work (that 1s,
including all Punch List Items) that the Lessor’s Work shall be free from defects in materials or

workmanship.

15.  Lessor shall, as required by Law, erect and maintain safeguards for safety and protection
including posting danger signs, other warnings against hazards, promulgating safety regulations
and notifying owners and users of adjacent sites and utilities. Lessor shall act to prevent
threatened damage, injury or loss in connection with the performance of the Lessor’s Work.
During any construction work on any part of the Premises (including, without limitation, any
work on the Building’s exterior or roof) after Lessee shall have taken occupancy of the Premises,
if Lessee decides that it is necessary, Lessor shall take such reasonable actions as mutually agreed
upon by both parties to protect injury to persons and property. Lessor shall take all reasonable
precautions for the safety of, and provide appropriate protection to prevent, damage, injury or
loss to any persons or property including, without limitation, (i) any persons at or nearby the
Premises or other persons who may be affected by the performance of the Lessor’s Work; (i1) any
items of tangible property on or nearby the Premises that may be affected by the performance of
the Lessor’s Work. Lessee shall be responsible for the protection of any fit-out work that may be
installed by Lessee prior to the Possession Date..

16.  Without in any way limiting any obligation of Lessor under the Lease, Lessor shall
indemnify, defend and hold harmless the Lessee from and against claims, damages, losses and
expenses, including but not limited to attorneys’ fees, arising out of or resulting from the
defective performance of the Lessor’s Work.

[7. Reserved.

Agreed to and Accepted this day of , 2011.
BY:

Agreed to and Accepted this day of , 2011,
BY:
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SCHEDULE A

MINIMUM BASE BUILDING IMPROVEMENT REOUIREN[ENTS

At a minimum, the Lessor shall provide the following Base Building and Site Development
Improvements to meet Lessee’s Building and Site Development specifications at Lessor’s sole cost:

All MBBI work completed by the Lessor will need to be coordinated and approved by the Lessee and
there Consultants prior to any work being completed, including shop drawings and submittal reviews.

1.0 - Building Codes & Design

All Minimum Base Building Improvements (MBBI) and Site Development are to be performed
in accordance with all current local, state, and federal building codes including any related
amendments, fire and life safety codes, ADA regulations, State Department of Public Health, and
other applicable and codes as it pertains to Dialysis. All Lessor’s work will have Governmental
Authorities Having Jurisdiction (“GAHJ”) approved architectural and engineering {Mechanical,
Plumbing, Electrical, Structural, Civil, Environmental) plans and specifications prepared by a
licensed architect and engineer and must be coordinated with the Lessee Improvement plans and
specifications.

2.0 - Zoning & Permitting
Building and premises must be zoned to perform services as a dialysis clinic. Lessor to provide
all permitting related to the base building and site improvements.

3.0 - Common Areas
Lessee will have access and use of all common arcas ie. Lobbies Hallways, Corridors,

Restrooms, Stairwells, Utility Rooms, Roof Access, Emergency Access Points and Elevators.
Al common areas must be code and ADA compliant for Life Safety per current federal, state and
focal code requirements.

4.0 Foundation and Floor
The foundation and floor of the building shall be in accordance with local code requirements.
The foundation and concrete slab shall be designed by the Lessor’s engineer to accommodate
site-specific Climate and soil conditions and recommendations per Lessor’s soil engineering and
exploration report (To be reviewed and approved by Lessee's engineer). A credit of $4.50 psf
may be provided as an option by Lessor in lieu of providing floor slab and preparation.

Foundation to consist of formed concrete spread footing with horizontal reinforcing sized per
geotcchnical engineering report. Foundation wall, sized according to exterior wall systems used
and to consist of formed and poured concrete with reinforcing bars or a running bond masonry
block with proper horizontal and vertical reinforcing within courses and cells. Internal load
bearing masonry cells to be concrete filled full depth or as per the architectural plans; the
foundation wall to receive poly board R-10 insulation on interior side of wall on entire building
perimeter (if required by code). Provide proper foundation drainage as required by architectural
plans.

The floor shall be concrete slab on grad and shall be a minimum five-inch (57) thick with
minimum concrete strength of 3,000-psi and proper wire mesh, fiber mesh, and/or rebar
reinforcement over vapor barrier and granular fill per Lessor's soils and/or structural engineering
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team whichever is more stringent. Finish floor elevation to be a minimum of 8" above finish
grade. Include proper expansion control joints. Floor shall be level (1/8” with 10’ of run),
smooth, broom clean with no adhesive residues, in a condition that is acceptable to install floor
coverings in accordance with the flooring manufacturer’s specifications. Concrete floor shall be
constructed so that no more than 3-Ibs.of moisture per 10005724 hours is emitted per completed
calcium chloride testing results after 28 day cure time. Means and methods to achieve this level
will be responsibility of the Lessor. Under slab plumbing shall be installed by Lessec's General
Contractor in coordination with Lessor's General Contractor, inspectcd by municipality and
Lessee for approval prior to pouring the building slab. (see credit above in lieu of providing).

5.0 - Structural
Structural systems shall be designed to provide a minimum 13°-0” clearance (for 10-0” finished

ceiling height and 15° clearance for a 12” ceiling height) to the underside of the lowest structural
member from finished slab and meet building steel (Type 1 construction or better) erection
requirements, standards and codes. Structural design to allow for ceiling hcights (as indicated
above) while accommodating all Mechanical, Plumbing, Electrical above ceiling. Structurc to
include all necessary members including, but not limited to, columns, beams, joists; load bearing
walls, and demising walls. Provide necessary bridging, bracing, and reinforcing supports to
accommodate all Mechanical systems (Typical for flat roofs - minimum of four (4) HVAC roof
top openings, one (1) roof hatch opening, and four (4) exhaust fans openings). Lessce to provide
openings and use lessor’s roofer to flash after units are installed.

The floor and roof structure shall be fireproofed as needed to meet local building code and
rcgulatory requirements.

Roof hatch shall be provided and equipped with ladders meeting all local, state and federal
requirements.

6.0 - Exterior walls
Exterior walls to be fire rated if required by local or State code requirements. If no fire rating is

required, walls shall be left as exposed on the interior side of the metal studs or
masonry/concrete with exterior insulation as rcquired to meet code requirements and for an
energy efficient building shell. Lessee shall be responsible for interior gyp board, taping and
finish.

7.0 - Demising walls
N/A Free standing building.

8.0 - Roof Covering
The roof system shall have a minimum of a fifteen (15) year life span with a standard 10 year full

(no dollar limit - NDL) manufacturer’s warranice against leakage due to ordinary wear and tear.
Roof system to include a minimum of R-30 insulation or greater as per city code. Ice control
measures mechanically or electrically controlled to be considered in climates subject to these
conditions. Downspouts to be connected into controlled underground discharge for the rain
leaders into the storm system for the site or as otherwise required meeting local, city etc. storm
water treatment requirements. Storm water will be discharged away from the building,
sidewalks, and pavement. Roof and all related systems to be maintained by the Lessor for the
duration of the lease. Lessor to provide Lessee copy of material and labor roof warranty for

record.
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9.0 — Parapet
Lessor {0 provide a parapet wall based on building designed/type. HVAC Rooftop units should
be concealed from public view if required by local code.

10.0 - Facade
Lessor to provide specifications for building fagade for lessee review and approval. All wall
system to be signed off by a Lessor’s Structural Engineer. Wall system options include, but not
limited to:

4 Face brick Veneer on 67 16 or 18ga metal studs, appropriately sized structural block
wall with face brick, (or wood equal), R- 19 or higher batt wall insulation, on Tyvek
(commercial grade) over 5/8” exterior grade gypsum board (or plywood).

Or

2” EIFS on 6” 16 or 18ga metal studs (or wood equal), R- 19 or higher batt wall

insulation, on %4 cement board or equal
Or

8" Split faced block with 3-1/2” to 6™ 20ga metal stud furring (or wood equal), batt wall
insulation to meet energy code and depth of mtl stud used.

11.0 - Canopy (Lessor has the option of providing a $15,000 credit should a canopy be incorporated into
the design)

Covered drop off canopy at Lessee’s front entry door. Approximate size to be 16° width by 21’
length with 10°-9" minimum clearance to structure with full drive thru capacity (subject to site
plan layout). Canopy to accommodate patient drop off with a level grade ADA compliant
transition to the finish floor elevation. Canopy roof to be an extension of the main building with
blending rooflines. Controlled storm water drainage requirements of gutters with downspouts
connected to site storm sewer system or properly discharged away from the building, sidewalks,
and pavement. Canopy structural system to consist of a reinforced concrete footing, structural
columns and beam frame, joists, decking and matching roof covering. Canopy columns clad with
cementitious board or masonry veneer piers, matching masonry to main building. Steel bollards
at column locations.

12.0 - Waterproofing and Weatherproofing
Lessor shall provide complete water tight building shell inclusive but not limited to, Flashing
and/or sealant around windows, doors, parapet walls, Mechanical / Plumbing / Elecirical
penetrations. Lessor shall properly seal the building’s exterior walls, footings, slabs as required
in high moisture conditions such as (including but not limited to} finish floor sub-grade, raised
planters, and high water table. Lessor shall be responsible for replacing any damaged items and
repairing any deficiencies exposed during / after construction of tenant improvement.
Lessee shall flash its own penetrations and will use Lessor’s roofer to maintain warrantics.

13.0 - Windows
Lessor to provide code compliant energy efficient windows and storefront systems to be 1" tinted
insulated glass with thermally broken insulated aluminum mullions. Window size and locations
to be determined by Lessee’s architectural floor plan and shali be coordinate with Lessee’s
Architect.
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14.0 - Thermal ‘Ilisulation

All exterior walls to have a vapor barrier and insulation that meets or exceeds the local and
national energy codes. The R value to be determined by the size of the stud cavity and should
extend from finish floor to bottom of floor or ceiling deck. Roof deck to have a minimum R-30
insulation mechanically fastened.

15.0 - Exterior Doors

(@)

All doors to have weather-stripping and commercial grade hardware (equal to Schlage L Series
or better). Doors shall meet American Disability Act (ADA), and State Department of Health
requirements. Lessor shall change the keys (reset tumblers) on all doors with locks after
construction, but prior to commencement of the Lease, and shall provide Lessee with three (3)
sets of keys. Final location of doors to be determined by Lessce architectural floor plan and shall
be coordinate with Lessee’s Architect. At a minimum, the following doors, frames and
hardware shajl be provided by the Lessor:

e Patient Entry Doors: Provide Storefront with insulated glass doors and Aluminum framing to
be 42” width including push paddle/panic bar hardware, continuous hinge and lock
mechanism. Door to be prepped to accept power assist opener and push button keypad lock
provided by Lessee.

e Service Doors: Provide 72” wide double door (Alternates for approval by Lessee’s Project
Manager to include: 60” Roll up door, or a 48” wide single door or double door with 36”
and 24” doors) with 20 gauge insulated hollow metal (double doors), Flush bolts, T astragal,
Heavy Duty Aluminum threshold, continuous hinge each leaf, prepped for panic bar
hardware (as required by code) painted with rust inhibiting paint and prepped to receive a
push button keypad lock provided by Lessee. Door to have a 10” square vision panel cut out
with insulated glass installed if requested by Lessee.

¢ Fire Egress Doors: Provide 36” wide door with 20 gauge insulated hollow metal door or
Aluminum frame/glass door with panic bar hardware, lock, hinges, closer and painted with
rust inhibiting paint. Door to have a 10” square vision panel cut out with insulated glass
installed if requested by Lessee.

16.0 - Utilities

AN utilities to be provided at designated utility entrance points into the building at locations
approved by the Lessee. Lessor is responsible for all tap/connection and impact fecs for all
utilities.  All Utilities to be coordinated with Lessee’s Architect. Lessor shall have contained
within the building a common area for Lessee to create a main room to accommodate the utility
services which include, but not limited, to electrical, fire alarm, security alarm and fire riscr if in
a multi tenant building.

17.0 - Plumbing

Lessor to provide a segregated/dedicated 27 or greater water line (or as such capacity sized by
Lessee’s Engineer and approved by municipality based on Lessee’s use calculations (not tied-in
to any other lessee spaces, fire suppression systems, or irrigation systems) with a shut off valve,
2 (two) 27 or greater back flow floor preventers (with drain under BFP) in parallel, and city of
Chicago sized meter to provide a continuous minimum 50 psi, with a minimum flow rate of 30
gallons per minute to Lessee space. Lessor to provide Lessee with the most recent water flow
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and pressure test results (gallons per minute and psi) for approval. Lessor shall perform water
flow and pressure test prior to lease execution. Lessee is to install a pump if the city’s water
pressure is under the required nceded for Lessee. LL to provide or put in Allowance of
$2,500.00 for this based on our design. Lessor shall stub the dedicated water line into the
building per location coordinated by Lessee. Lessor to provide and pay for all tap fees related to
new sanitary sewer and water services in accordance with local building and regulatory agencies.
The City of Chicago may require that the base building have one water service tap to the
mainline with the Lessee branching off both domestic and sprinkler requirements within the
premises. The City of Chicago rules and regulations govern water service installation. All work
detail above must be City-approved and per city approval.

Exterior (anti-freeze when required) hose bibs (minimum of 2) in locations approved by Lessee.

Sanitary sewer line to be minimum of four-inch (4”) and shall be stubbed into the building per
location coordinated by Lessee at finished floor elevation with a cleanout structure at sufficient
depth to continuously waste 30 gallons per minute. Invert level of new 47 sanitary line will be a
minimum of 4’-6” and a maximum of 10°-0” below finished floor at the point of entry,
coordinate actual depth and location with Lessee’s Architect and Engineer. New sanitary line
will be properly pitched to accommodate Lessee’s sanitary system per Lessee’s plumbing plans.
All sanitary design and construction will need to be approved by the city of Chicago (and any
other sanitary government approval). And will govern final approval. The forgoing is subject to
the existing man sewer locations, depths and inverts.

Sanitary sampling manhole to be installed by Lessor if required by local municipality.

18.0 - Fire Suppression System

Lessor shall design and install a complete turnkey sprinkler system (less drops and heads in
Lessee’s space) that meets all local building and life safety codes per NFPA 101-2000. This
system will be on a dedicated water line independent of Lessee’s water line requirements (as per
the city of Chicago), including municipal approved shop drawings, service drops and sprinkler
heads at heights per Lessee’s reflective ceiling plan, flow control switches wired and tested,
alarms including wiring and an electrically/telephonically controlled fire alarm control panel
connected to 2 monitoring systems for emergency dispatch.

Lessor to provide main Fire Alarm panel only that serves the Lessee space and will have the
capacity to accommodate devices in Lessee space based on final approved Fire Alarm system
approved by local Building or Fire Department. If lease space is in a multi tenant building then
Lessor to provide Fire Alarm panel to accommodate all tenants and locate panel in a common
room with conduit stub into lessee space. (LL can provide credit (or mutual Allowance on FA
Panel for Lessee to complete all of the work}).

Fire Suppression and Alarm system equipment shall be equipped for double detection activation
per GAHJ.

19.0 - Electrical
Provide underground service (or overhead as per municipal and com-ed approval) with a
dedicated meter via a new CT cabinet. Service size to be determined by Lessee’s engineer
dependant on facility size and gas availability (400amp to 800amp service) 120/208 volt, 3 phase,
4 wire to a load center in the Lessee’s utility room (location to be per Code and coordinated with
Lessee and their Architect) for Lessee’s exclusive use in powering equipment, appliances,

Chicago, 1l (Woodlawn) #5578




lighting, heating, cooling and misceilaneous use. Transformer coordination with utility
company, transformer pad, and underground conduit sized for service, circuit termination
cabinet, grounding rod, main pancl with breaker, conduit and wire inclusive of excavation,
trenching and restoration. Lessee’s engineer shall have the final approval on the clectrical
service size and location. The above is subject to approval by the City and utility providers.

Lessor will allow Lessee to have installed, at Lessee cost, Transfer Switch for temporary
generator hook-up, or permanent generator.

20.0 - Gas
Natural pas service, at a minimum, will be rated to have 6” water column pressure and supply

800,000-BTU’s.(or as sized by the municipality or utility provider ex. Based on estimated usage)
Natural gas pipeline shall be stubbed into the building per location coordinated with Lessee and
shall be individually metered and sized per demand. Additional electrical service capacity will be
required if natural gas service is not available to the building The above is subject to approval by
the City and utility providers.

21.0 - Mechanical /Heating Ventilation Air Conditioning
Lessor to be responsible for the cost of the HVAC system based on the below criteria. Lessor
will provide credit of $ 7.30SF as per above for HVAC and exhaust related work.

Lessec will be responsible for the purchase and installation of the HVAC system based on below
criteria.

The criteria is as follows: Equipment to be Carrier or Trane. Equipment will be new and come
with a full warranty on parts (minimum of 5yrs) including labor. Supply air shall be provided to
the Premises sufficient for cooling at the rate of 325 square feet per ton to meet Lessee’s
demands for a dialysis facility. Ductwork shall be extended 5’ into the space for supply and
return air. System to be a ducted return air design. All ductwork to be externally lined accept for
the drops from the units. Work to include, but not limited to, the purchase of the units,
installation, roof framing, mechanical curbs, flashings, gas & electrical hook-up, thermostats and
start-up. Anticipate minimum up to five (5) zones with programmable thermostat. Lessec’s
engineer shall have the final approval on the sizes, tonnages, zoning, location and number of
HVAC units based on design criteria and local and state codes.

Lessor to furnish steel framing members for the HVAC units only., Lesse¢ to provide roof curbs
and flashing. Lessee to use Lessor’s roofer for all roof-related flashing and work in order to
maintain the warranty. Lessce exhaust fans (minimum of 4) to be located by Lessee’s architect.

22.0 - Telephone
Lessor shall provide a single 2 PVC underground (or overhead as per utility in the area) conduit

entrance into Lessee’s utility room to serve as chase way for new telephone scrvice. Entrance
conduit location shall be coordinated with Lessee. If overhead, Lessor not to provide PVC as
wiring is exposed and dropped to the building by utility company. Lessee to coordinate own
service with utility provider.

23.0 - Cable TV
Lessor shall provide a single 2" PVC underground conduit entrance into Lessee utility room to

serve as chase way for new cable television service. Entrance conduit location shall be
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coordinated with Lessee. Cable television to be provided from pedestal to building, direct burial
and fed thru to Lessee’s utility entrance. Lessee to coordinate with utility provider to arrange for
service, should it not be immediately available. Lessor will need to grant right of access to cable
company for new service. Lessor will also allow for a satellite dish on the roof regardless if
cable is present or not. Lessee to use Lessor’s roofing contractor to maintain guarantee. Lessee
responsible for all damage to the roof.

24.0 - Handicap Accessibility
Full compliance with ADA and all local jurisdictions’ handicap requirements. Lessor shall

comply with all ADA regulations affecting the Building and entrance to Lessec space including,
but not limited to, exterior and interior doors, concrete curb cuts, ramps and walk approaches to /
from the parking lot, parking lot striping for four (4) dedicated handicap stalls for a unit up to 20
station clinic and six (6) HC stalls for units over 20 stations handicap stalls inclusive of
pavement markings and stall signs with current local provisions for handicap parking stalls,
delivery arcas and walkways.

Finish floor elevation is to be determined per Lessee’s architectural plan in conjunction with
Lessor’s civil engineering and grading plans. If required, Lessor to construct concrete ramp of
minimum 5’ width, provide safety rails if needed, provide a gradual transitions from overhead
canopy and parking lot grade to finish floor elevation. Concrete surfaces to be toweled for slip
resistant finish condition according to accessible standards.

25.0 - Exiting
See lighting credit

26.0 - Site Development Scope of Requirements
Lessor to provide Lessee with a site boundary and topographic ALTA survey, civil engineering
and grading plans prepared by a registered professional engineer. Civil cngineering plan is to
include necessary details to comply with municipal standards. Plans will be submitted to Lessee
Architect for coordination purposes. Site development is to include the following:
» Utility extensions, service entrance locations, inspection manholes;
e Parking lot design, stall sizes per municipal standard in conformance to zoning
requirement;
o Site grading with Storm water management control measures (detention / retention /
restrictions);
Refuse enclosure location & construction details for trash and recycling;
Handicap stall location to be as close to front entrance as possible;
Side walk placement for patron access, delivery via service entrance;
Concrete curbing
Site lighting; Lessor will have the option of providing a credit for site and building
lighting of $16,000.00
Conduits for Lessee signagc;
e Site and parking to accommodate tractor trailer 18 wheel truck delivery access to service
entrance,
s Ramps and curb depressions.
e Landscaping shrub and turf as required per municipality;
e Irrigation system if Lessor so desires and will be designed by landscape architect and
approved by planning department; '
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e Construction details, specifications / standards of installation and legends;
e Final grade will be sloped away from building.

27.0 - Refuse Enclosure
Lessor to provide a minimum 6” thick reinforced concrete pad approx 100 to 150SF based on

Lessee’s requirements’ and an 8’ x 12* apron (or as per site plan) way to accommodate dumpster
and vehicle weight. Enclosure to be provided as required by tocal codes, with size shown on site
plan.

28.0 - Generator
Lessor to allow a generator to be installed onsite if required by code or Lessee chooses to provide

one,

29.0 - Site Lighting
See above Credit

30.0 - Exterior Building Lighting
See above credit

31.0 - Parking Lot
Provide adequate amount of handicap and standard parking stalls in accordance with dialysis use

and overall building uses. Stalls to receive striping, lot to receive traffic directional arrows and
concrete parking bumpers. Bumpers to be firmly spike anchored in place onto the asphait per
stall alignment.

Asphalt wearing and binder course to meet geographical location design requirements for
parking area and for truck delivery driveway.

Asphalt to be graded gradual to meet handicap and civil site slope standards, graded into & out of
new patient drop off canopy and provide positive drainage to in place storm catch basins leaving
surface free of standing water, bird baths or ice buildup potential as per City requirements for
storm management.

32.0 - Site Signage
Lessor to allow for an illuminated site and/or fagade mounted signs. A monument and/or the
pylon structure to be provided by Lessor with power and a receptacle. Final sign layout to be

approved by Lessee and the City.
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EXHIBIT D

FORM OF COMMENCEMENT DATE MEMORANDUM

With respect to that certain lease ("Lease") dated , between
(“Lessor”) and (“Lessee™), whereby
Lessor leased to Lessee and Lessee leased from Lessor space located at
(the “Premises”). Lessee and Lessor hereby

acknowledge as follows:

(1) Lessor delivered possession of the Premises to Lessee on
(the "Possession Date™);

(2)  The Term of the Lease commenced on (the
"Commencement Date"); and

(3)  Lessee shall commence payment of Rent on

(4)  The Premises contain rentable square feet of space.

All capitalized terms herein, not otherwise defined herein, shall have the meaning
assigned in the Lease.

IN WITNESS WHEREOF, this Commencement Date Memorandum is executed this ___
day of ,2011.

LESSOR: LESSEE:
By: By:
Name: Name:
Title: Title:

FOR LESSEE'S INTERNAL USE ONLY
APPROVED AS TO FORM ONLY:

By:

Name:
Title:
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EXHIBITE

FORM W-9

(attached)
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EXHIBIT F

INTENTIONALLY OMITTED
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EXHIBIT G

FORM OF ESTOPPEL CERTIFICATE

THIS ESTOPPEL CERTIFICATE is made as of the day of , 20 by
(“Lessee”) in connection with that certain Lease Agreement dated by and
between Lessee and , as Lessor (the “Lease”) for the premises located at

(the “Premises”).

Lessee hereby certifies to as follows:

1.

A true and correct copy of the Lease together with all amendments is attached
hereto as Fxhibit “A”. There are no other oral or written agreements or
understandings between Lessor and Lessee relating to the Premises.

The information set forth below is true and correct as of the date hereof:

(a) Approximate square footage of the Premises: rentable square feet
(b) Monthly instaillment of Rent as of the date hereof: §

(c) Commencement Date:
(d)  Termination date:
(e) Security deposit:
§3) Prepaid rent in the amount of:
(2)  Renewal Options:

lessee has accepted possession of the Premises and is in occupancy thereof under
the Lease. As of the date hereof, the Lease is in full force and effect.

To the best of Lessee’s actual knowledge and belief, without inquiry or
investigation, there exists no default, no facts or circumstances exist that, with the
passage of time or giving of notice, will or could constitute a default, event of
default, or breach on the part of either Lessee or Lessor.

No rent has been or will be paid more than thirty (30) days in advance.

Lessee has no right of first refusal, option, or other right to purchase the Building
or any part thereof, including, without limitation, the Premises.

[Signature page follows]
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IN WITNESS WHEREOF, Lessee has executed this Estoppel Certificate as of the date
first above written.

LESSEE:

By:
Name:
Title:
Date:

FOR LESSEE’S INTERNAL PURPOSES ONLY.
APPROVAL AS TO FORM ONLY
By:

Name:
Title: Group General Counsel

Chicago, Il (Woodlawn) #5578




EXHIBIT A TO ESTOPPEL CERTIFICATE

COPY OF LEASE

(attached)
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)‘.( Skyline Region 1
2659 N. Milwaukee Avenue.
a l a Chicago, lllinois 60647
® (773) 276-2380

March 21, 2011

Ms. Delia Wozniak

DMW and Associates, Inc.
3716 N. Bernard Street
Chicago, Illinois 60618

RE: DaVita Inc. and Total Renal Care Inc. d/b/a Woodlawn Dialysis
Conditions of the Space Lease

Dear Ms. Wozniak:

Total Renal Care Inc. wishes to relocate and expand Woodlawn Dialysis. The project
relocates the facility 1.64 miles northwest from 1164 E. 55" Street in Chicago, IL (60615) to
5038 S. King Drive in Chicago, IL (60615).

The project also adds twelve (12) stations to the 20-station facility, resulting in 32 stations.
Total Renal Care Inc. would lease and modernize approximately 12,000 gross square feet
(gsf) to house the 32-station dialysis facility. The lease will be for fifteen (15) years, with
three (3) five-year options to renew. The initial base lease rate would be $22.50 per square

foot triple net and increasc 10% per cach five-year option.

The terms of the lease appear reasonable based on a comparison to similar rents in the area
(see attachcd analysis.) Also, lease cxpenses are less costly than constructing a new facility.

Sincerely,

Bl

Group General Counsel

See Attached

NOTARY
ATTACHMENT 2B

Page 1 of 3




DaVita.

USI Real Estate Brokerage Services, Inc.

GOAL:

SUBJECT
PROPERTY:
SUBJECT
PROPERTY

RENT:

CURRENT COMPS:

MARKET
RANGE:

CONCLUSION:

PREPARED BY:

(This information is believed to be accrirale, this is an opinion based on our research we are

Broker Opinion of Value
March 1, 2011

Determine fair market rent for similar type properties in the
Chicago market

5038 S King Dr, Chicago, IL 60615

$22.50/SF NNN

See following page

Current market rents for properties comparable to the subject
property range from $18.00 - $23.00 NNN (“Comparable Existing
Properties”). The subject properties are well located in very small
medical building markets. The ¢loser we pot to University of
Chicago Hospital the tighter the supply. There are a number of
medical buildings in the area but most are 100% leased or have
small spaces available. This site is also a “Build to Suit” location
which should be a higher cost than an existing location by more
than 20%.

Based ont a comparison of the characteristics (as described above)
of the Subject Property to the Comparable Properties, the Fair
Market Rental Range for 5038 S King Dr, Chicago, IL 60615 is
between $18.00 to $23.00 NNN.

Matthew Fetler

 ATTACHMENT 2B
Page 2 of 3
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nof responsible Jor misstarements of facis, errors or omissions, prior sale, changes of price or
withdrowal from the marker withoui notice.)




Dzz\/f ta.

Subject ProperTy

r—w e -

5038 S King Dr
Chicago, IL 60615

Building Class / Type: B

Total Building Size: 12,000
Year Built: TBD 2011
DaVita Space: 12,000 SF

P /////////I//

"'-!:-r'-l!--

Market Summary
Although rental rates vary above, based on the existing building type and class, the

expected range of market rental rates is between $18.00 and $23.00 NNN.

| 1424-1428 E53"
| Chicago, IL 60615

Building Class / Type: B

Total Building Size: 28,459 SF

Year Buiit: 1927

Completed: 3/24/10 Square Footage: 1,500 SF
Rental Rate: $19.00/SF NNN

119-133 E 75" st
Chicago, IL 60619

Building Class/Type: B

Tolal Building Size: 7,818 SF

Year Built: 2009

Completed: 3/1/10 Square Footage: 2,359 SF
Rental Rate: $23.00/5F NNN

607-621 E 79 St
Chicago, IL 60644

Building Class/Type: B

Total Building Size: 12,868 SF

Year Built: N/A

Completed: 3/1/10 Square Footage: 1,052 SF
Rental Rate: $18.00/SF NNN

ATTACHMENT 28
Page 30f 3
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Illinois Historic

r——=== Preservation Agency
FAX (217) 782-8161

1 Old Slate Capital Plaza < Springtield, Illinois 62701-1512 » www.illingis-history.gov

}

Cook County

Chicago
CON - Relocation of Woodlawn Dialysis
Existing - 1164 E. 55 St., Proposed - 5038 8. King Dr.
IHPA Log #001030711

March 10, 2011

Delia M. Wozniak

DMW and Associates, Inc.
3716 N. Bernard St.
Chicago, IL 60618

Dear Ms. Wozniak:

This letter is to inform you that we have reviewed the information provided
concerning the referenced project.

Our review of the records indicates that no historie, architectural or
archaeological eites exist within the project area.

Please retain this letter in your files as evidence of compliance with Section 4 of
the Illinois State Agency Historic Resources Preservation Act (20 ILCS 3420/1 et.
seq.). This clearance remains in effect for two years from date of issuance. It
does not pertain to any discovery during construction, nor is it a clearance for
purposes of the Illinois Human Skeletal Remains Protection Act (20 ILCS 3440}.

If you have any further questions, please contact me at 217/785-5027.

Sinceresly,

Anne E, Haaker
Deputy State Historic
Preservation Officer

ATTACHMENT 5

A telelypewriter for the speechihearing impaired Is avaifable at 217-524-7128. It is not a voice or fax line.




WOODLAWN DIALYSIS

Modification of
Relocation and Expansion CON Application
IHFSRB #10-093

Selected Pages of the CON Application

ATTACHMENT 6
8 Pages




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- May 2010 Edition
ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD
APPLICATION FOR PERMIT

SECTION I. IDENTIFICATION, GENERAL INFORMATION, AND CERTIFICATION
This Section must be completed for all projects.

Facility/Project Identification

Facility Name: Woodlawn Dialysis *

Street Address: 5038 S. Martin Luther King, Jr. Drive

City and Zip Code: Chicago, llinois 60615

County:. Cook Health Service Area 6 Health Planning Area: 6

*Formerly known as University of Chicago — Woodlawn

Applicant /Co-Applicant ldentification (PARENT COMPANY)
[Provide for each co-applicant [refer to Part 1130.220].

Exact Legal Name: DaVita Inc.

Address: 601 Hawaii Street, El Segundo, California 90245

Name of Registered Agent: -

Name of Chief Executive Officer.  Kent Thiry

CEO Address: 601 Hawaii Street, El Segundo, California 90245

Telephone Number: {310) 792-2600 ext. 2100

Type of Ownership of Applicant/Co-Applicant

O Non-profit Corporation O Partnership
E For-profit Corporation ] Governmental
(i Limited Liability Company O Sole Proprietorship O Other

o Corporations and limited liability companies must provide an lllinois certificate of good standing.
o Partnerships must provide the name of the state in which organized and the name and address of
each partner specifying whether each is a general or limited partner.

el
"'!!""

APPLICATION FORM." “='- T

Primary Contact
[Person to receive all correspondence or inquities during the review period]
Name: Kelly Ladd
Title: Group Director
Company Name: DaVita Inc. — Chicago
Address: 2659 N. Milwaukee Avenue, 2" Floor, Chicago, lllinois 60647

Telephone Number: (773) 276-2380, Ext. 29

E-mail Address: Kelly.Ladd@davita.com

Fax Number: {773} 276- 4176

Additional Contact
[Person who is also authorized to discuss the application for permit]

Name: Delia M. Wozniak

Title: President

Company Name. DMW and Associates, Inc.

Address: 3716 N. Bernard Street, Chlcago, lllinois 60618

Telephone Number: (773) 279-0458

E-mail Address: deliawoz@comcast.net

Fax Number: (773) 279-0473 Revised 3/22/11




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- May 2010 Edition

ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD
APPLICATION FOR PERMIT

SECTION I. IDENTIFICATION, GENERAL INFORMATION, AND CERTIFICATION
This Section must be completed for all projects.

Facility/Project Identification
Facility Name: Woodlawn Dialysis *
Street Address: 5038 S. Martin Luther King, Jr. Drive
City and Zip Code: Chicago, lllinois 60615
County: Cook Health Service Area 6 Health Planning Area. 6

*Formerly known as University of Chicago — Woodlawn

Applicant /Co-Applicant Identification (OPERATING ENTITY)
[Provide for each co-applicant [refer to Part 1130.220].

Exact Legal Name: Total Renal Care Inc.

Address: 601 Hawaii Street, El Segundo, California 90245
Name of Registered Agent: -

Name of Chief Executive Officer:  Kent Thiry

CEO Address: 601 Hawaii Street, El Segundo, California 90245
Telephone Number: (310) 792-2600 ext. 2100

Type of Ownership of Applicant/Co-Applicant

1 Non-profit Corporation O Partnership
%) For-profit Corporation d Governmental
O Limited Liability Company ] Sole Proprietorship (M| Other

o Corporations and fimited liability companies must provide an lllinois certificate of good standing.
o Partnerships must provide the name of the state in which organized and the name and address of
each partner specifying whether each is a general or limited partner.

— - T TS w;—g;?mﬁ i # -
APPEND DOCUMENTATION AS ATTACHMENT- N NUMER|C SEQUENTIAL ORDER AFTER THE LA%PAGE OF THE
S ) e B )mi‘ss!‘.e.f';., b e AR X .L. ) B

APPLICATION FORM.*

R

Primary Contact

[Person to receive all correspondence or inquiries during the review period]
Name: Kelly Ladd
Title: Group Director
Company Name: _ DaVita Inc. - Chicago
Address: 2659 N. Milwaukee Avenue, 2™ Floor, Chicago, lllinois 60647
Telephone Number: (773) 276-2380, Ext. 29

E-mail Address: Kefly.Ladd@davita.com
Fax Number: (773) 276- 4176

Additional Contact

[Person who is also authorized to discuss the application for permit]

Name: Delia M. Wozniak

Title: President

Company Name: DMW and Associates, Inc.

Address: 3716 N. Bernard Street, Chicago, IHinois 60618

Telephone Number: (773) 279-0458
E-mail Address: deliawoz@comcast.net
Fax Number: {773) 279-0473 Revised 3/22/11




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- May 2010 Edition

Post Permit Contact
[Person to receive all correspondence subsequent to permit issuance-THIS PERSON MUST BE
EMPLOYED BY THE LICENSED HEALTH CARE FACILITY AS DEFINED AT 20 ILCS 3960

Name: Kelly Ladd

Title: Group Director

Company Name: DaVita Inc. - Chicago

Address: 2659 N. Milwaukee Avenue, 2™ Floor, Chicago, lllinois 60647

Telephone Number: (773) 276-2380, Ext. 29
E-mail Address: Kelly.Ladd@davita.com
Fax Number: {773) 276- 4176

Site Ownership
[Provide this information for each applicable site]
Exact Legal Name of Site Owner. Glazier King, LLC
Address of Site Qwner: 824 N. Racine Avenue, Chicago, IL 60642

Street Address or Legal Description of Site: 5038 8. MLK, Jr. Drive, Chicago, lllinois 60615
Proof of ownership or control of the site is to be provided as Attachment 2. Examples of proof of ownership
are property tax statement, tax assessor’s documentation, deed, notarized statement of the corporation

attesting to ownership, an option to lease, a letter of intent to lease or a lease.

APPEND DOCUMENTATION AS ATTACHMENT-2, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM. ,

Operating Identity/Licensee
[Provide this information for each applicable facility, and insert after this page.]
Exact Legal Name: Total Renal Care Inc.

Address:; 601 Hawaii Street, El Segundo, California 90245

O Non-profit Corporation C Partnership

%] For-profit Corporation C Governmental

] Limited Liability Company ] Sole Proprietorship O Other

o Corporations and limited liability companies must provide an lllinois Certificate of Good Standing.

o Partnerships must provide the name of the state in which organized and the name and address of
each partner specifying whether each is a general or limited partner.

o Persons with 5 percent or greater interest in the licensee must be identified with the % of
ownership.

APPEND DOCUMENTATION AS ATTACHMENT-3, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
| APPLICATION FORM. . o

Organizational Relationships
Provide (for each co-applicant) an organizational chart containing the name and reiationship of any person
or entity who is related (as defined in Part 1130.140). If the related person or entity is participating in the
development or funding of the project, describe the interest and the amount and type of any financial
contribution.

APPEND DOCUMENTATION AS ATTACHMENT-4, [N NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM. ~

Revised 3/22/11




ILLINDIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- May 2010 Edition

Flood Plain Requirements
[Refer to application instructions.]

Provide documentation that the project complies with the requirements of lllinois Executive Order #2005-5
pertaining to construction activities in special flood hazard areas. As part of the flood plain requirements
please provide a map of the proposed project location showing any identified floodplain areas. Floodplain
maps can be printed at www.FEMA.gov or www.illinoisfloodmaps.org. This map must be in a
readable format. In addition please provide a statement attesting that the project complies with the
requirements of lllinois Executive Order #2005-5 (hitp:/iwww.hfsrb.illinois.gov).

APPEND DOCUMENTATION AS ATTACHMENT -5, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

Historic Resources Preservation Act Requirements
{Refer to application instructions.]

Provide documentation regarding compliance with the requirements of the Histaric Resources Preservation
Act.

APPEND DOCUMENTATION AS ATTACHMENT-5, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

DESCRIPTION OF PROJECT

1. Project Classification
[Check those applicable - refer to Part 1110.40 and Part 1120.20(b)]

Part 1120 Applicability or Classification:
Part 1110 Classification: [Check one only.]

O Part 1120 Not Applicable
[ Category A Project

O Non-substantive Category B Project
[J DHS or DVA Project

Substantive (Re-establish facility on new site.)

Revised 3/22/11




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- May 2010 Edition

2. Narrative Description

Provide in the space below, a brief narrative description of the project. Explain WHAT is to be done in State Board
defined terms, NOT WHY it is being done. If the project site does NOT have a street address, include a legal
description of the site. Include the rationale regarding the project's classification as substantive ar non-substantive.

(Project features which are revised) [i

DaVita Inc., the parent company, and Total Renal Care Inc., the operatmg entity, wish to
discontinue Woodlawn Dialysis located at 1164 E. 55" Street in Chicago, Illinois (60615) as the
lease on the facility expires December 31, 2011, The applicants wish to relocate the 20 station
faclh% to (4642 — 4658 S. Drexel Blvd.) mmmnmmr

50615) about 1 % miles northwest of the current facility. The project would add twelve (12
stations resulting in a total 32 stations. The applicants would lease |12,000.rentable gross squar
@and modernize approximately (Jl 100) E lgwﬁeﬁanmenﬂ gross square feet (gsf) of existing

space to be used solcly for the in-center hemodialysis facility.

The project is in the schematic stage of design. See Attachment 14(1) for schematics. Eeﬂ_
onstruction and modernization is expected to take fourteen (14) weeks, May 1,2011 to August
Es, 2011) fivemonthsNirontoentembery SN201 1o ehruary 512'6'1_21

The first patlent treatment is anticipated to be on (October 1, 20

The facility anticipatcs certification within nine (9) months of construction completion, by (May
15, 2012) November 15, 2012. The project completion date is December 31, 2012.

The estimated total project cost is $2,652,289, excluding the fair market value (FMV) of leased
space of $2,331,222.

TRC has signed a non-binding letter of intent (LOI) to lease the space (see Attachment 2.) The
lease will be for fifteen (15) years, with (two (2) ) ghree,(3) five-year options to renew. The
1mnal base lease is expected to be (320.00/gsf triple net escalating at 3% per_ yearifSlZ!EﬂZEsi

Al yifiveivears!

Project costs will be funded cntirely from cash and securities by DaVita Ine., the parent
company. DaVita Inc. will also fund all working capital estimated to be three to four months’
operating expenses and the initial operating deficit.

The project is considered Substantive, per Section 1110.40(b), as the project establishes
a new facility on a new site.

Revised 3/22/11




COST/SPACE REQUIREMENTS

Total Renal Care Inc. d/b/a Woodlawn Dialysis

‘ Gross Square Feet Amount of Proposed Total GSF That Is:
Department/Area  Cost Existing Proposed New Const. Remodeled Asls Vacated Space

ESRD $4,983,511% 8,110%* [11,100** 11,100 0 8,110%*
11¥500

* The estimated total project cost includes the fair market value (FMYV) of the leased space
estimated at $210.02/gsf, $2,331,222 for 11,100 gross square feet (gsf.)

** The project relocates a 20-station facility which has 8,110 gsf or 405.5 gsf/station.

The new facility is only .52 miles and 4 minutes northwest of the existing facility.
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SIZE OF PROJECT

Total Renal Care Inc. d/b/a Woodlawn Dialysis proposes to relocate and expand its 20-
station freestanding in-center hemodialysis facility. The project adds 12 stations for a total
of 32 stations and contain 11,568 department gross square feet (dgsf.)

Please sce schematics in Attachment 14(1.)

Therefore, the proposed 32-station hemodialysis service conforms to the IHFSRB guideline
as follows:

Number of Stations Propesed DGSF DGSF/Station IHFSRB Standard
32 11,568 361.5 dgsf/station 520 dgsf/station
ATTACHMENT 14
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ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- May 2010 Edition

X 1120.140 - Economic Feasibility SEE ATTACHMENTS 42 — 42(5)

This section is applicable to ali projects subject to Part 1120.

A. Reasconableness of Financing Arrangements

The applicant shall document the reasonableness of financing arrangements by submitting a
notarized stalement signed by an authorized representative that attests to one of the following:

1) That the total estimated project costs and related costs will be funded in total with cash
and equivalents, including investment securities, unrestricted funds, received pledge
receipts and funded depreciation; or

2) That the total estimated project costs and related costs will be funded in total or in part by
borrowing because:

A) A portion or all of the cash and equivalents must be retained in the balance sheet
asset accounts in order to maintain a current ratio of at feast 2.0 times for
hospitals and 1.5 times for all other facilities; or

B} Borrowing is less costly than the liquidation of existing investments, and the
existing investments being retained may be converted to cash or used to retire
debt within a2 60-day pericd.

B. <Conditions of Debt Financing

This criterion is applicable only to projects that involve debt financing. The applicant shall
document that the conditions of debt financing are reasonable by submitting a notarized statement
signed by an authorized representative that attests to the following, as applicable:

1) That the selected form of debt financing for the project will be at the lowest net cost
available;
2) That the selected form of debt financing will not be at the lowest net cost available, but is

more advantageous due to such terms as prepayment privileges, no required mortgage,
access to additional indebtedness, term (years), financing costs and other factors;

3} That the project involves (in total or in part) the leasing of equipment or facilities and that
the expenses incurred with leasing a facility or equipment are less costly than constructing
a new facility or purchasing new equipment.

C. Reasonableness of Project and Related Costs
Read the criterion and provide the following:

1. Identify each department or area impacted by the proposed project and provide a cost
and square footage allocation for new construction and/or modernization using the
following format (insert after this page).

COST AND GROSS SQUARE FEET BY DEPARTMENT OR SERVICE

A B C (B E F G H
Department Total Cost
(list below) Cost/Square Foot | Gross Sq. Ft. Gross 5q. Ft. Const. § Med. $ (G+H)
New Mod. | New Circ.* | Mod. Circ.* {(AxC) (BxE)
ESRD - | BT1609 - -| [CIT500 - - | $1,335,000 | $1,335,000
Contingency - - - - - -| $200,000 | $200,000
TOTALS - | 133738 - -| TS0 - - | $1,535,000 | $1,535,000

* Include the percentage (%) of space for circulation
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