MEDICAL BUSINESS OFFICE LEASE AGREEMENT
(With Right of First Refusal and Option to Purchase)

THIS MEDICAL BUSINESS OFFICE LEASE AGREEMENT (“Lease”) is entered by and
between PARADOX MANAGEMENT, LLC d.b.a. PARADOX BUILDING MANAGEMENT,
LLC, an Alaska limited liability company, whose address is PO BOX 894, HOMER, AK 99603
(“Lessor”), and KENAI PENINSULA BOROUGH, an Alaska Municipal Corporation, whose
address is 144 N. Binkley St.,, Soldotna, AK 99669, on alf of SOUTH PENINSULA
SERVICE AREA (“SKPHSA™), hereinafter referred to as ej KPB” or “Lessee.”

1. DEFINITIONS AND TERMS

1.1 Lessor: PARADO
BUILDING MANAGEMENT,

1.2 Lessee/Sublessor: KENAIP )

)
1.3 Sublessee: 250UTH PEN

<
1.4  Lease Execution Dat/%//////////

1.5 Term:
1.6 Com s ////// %/// te:
1. ira//% i : /%

. U
. W
//f///// <

L
L -
1. //%dand: .
///////// o

7 &%a_te | |
© -
1.8 o din ///////// ///////////// Hom/// fdical Business Office
// /////// _ /I,:( W Gairview Ave.

1.11  Premises/L'€4s d Premises: The land and building, including appurtenances,
described in Section 2.1.

1.12 Permitted Use: The Leased Premises will be used by SOUTH PENINSULA
HOSPITAL, INC., an Alaska non-profit corporation, and Lessee’s permitted
Sublessee, for the operation and conduct of a Medical Business Office for the
benefit of KPB and the SKPHSA.

1.13 KPB: The Kenai Peninsula Borough, a municipal corporation.

1.14 KPB Assembly: The Assembly of the Kenai Peninsula Borough.
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1.15 SKPHSA: The South Kenai Peninsula Hospital Service Area.
2, PREMISES

2.1  Leased Premises. Lessor hereby leases to Lessee/Sublessor, and Lessee/Sublesor
hereby leases from Lessor; and Lessor consents to Lessee/Sublessor subleasing to
Sublessee; and Sublessor hereby subleases to Sublessee, and Sublessee hereby
subleases from Sublessor, the following described Leased Premises:

real property described as follows:

T 6S R 13W SEC 19 Sewargd Meri
LOT 14 BLK 4
Street address: 309 W. Paiivie
Assessor’s Parcel No.:

/////%/ ,
Hereinafter referred tg,gs “Leased Pr
y///%g//////// //

3. TERM, RENEWALS, HOL B V] R, WK NDER OF PREMISES
/// .
3.1 Commencement of Termt 1erm.”7} }“erm st ////%)egm on the Commencement
pe%d of two (2) years from the

Date, //////////////////////,, . Th///////// hall no tor a
Comuffegeement B dingohd %ect t0 3.1(a) and to §14 RIGHT
OF FI

D, i 709 PURCHASE below.

//// %ﬁon an @ilability of funds. In the event that the KPB

//// Assésh prove this Lease or is required to appropriate funds for
////// the R/ //’ ayme/ and fails to annually appropriate funds for the
. . 4
////////// obligatio/ due undér this Lease, then the Borough may provide ninety

/////%9?) da itten notice of termination and this Lease will terminate.

’ //////////// ‘< Lo biegt to KPB Assembly approval and to the
.

s

3.2  Renewal Options. Provided that this Lease is in full force and effect and Lessee
and Sublesse are not in default hereunder, Lessee and Sublessee shall have the
right and option to renew this Lease for two (2) successive Additional Terms, with
each individual Additional Term being a period of one year, and under the same
terms, conditions, and provisions herein for the original Term of the Lease, except
for Rent. The renewal options to be effective must be exercised by the Lessee
and/or Sublessee by written notice to Lessor in the form and manner provided in
§15.4 at least six (6) months prior to the commencement date of the renewal term.

3.3  Holding Over. Any holding over after the expiration of the term of this Lease,
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without a signed lease agreement, shall be construed to be a tenancy from month
to month, at the monthly rental applicable to the rent due for the last month under
this Lease Agreement, and may not exceed six (6) months’ holdover period
without execution of an extension, renewal, or replacement lease agreement. The
provisions of this Section do not exclude Lessor’s rights of reentry or any other
right hereunder.

3.4  Surrender of Premises. Upon the expirat n of or prior termination of this
Lease, the Lessee and Sublessee shall re /' é property of the Lessee and
Sublessee from the leased premises, umbing and other fixtures and
leasehold renovations, alterations, an > //”/’ ents which may have been
installed by the Lessee or Suble afid except s, otherwise provided in this
Lease, and shall repair any dama //////zr sed by removai /f any property which they

//// surrender the leas emises to the Lessor

“broom clean” in as good or% d condn as they//// %re upon Sublessee
commencing business, or were placég by Lggeed/or Sublesse //%%eafter, ordinary
/// .’ & L

wear and tear and fire or othg avoidable casualty“xcepted. Any
property left on the prégusés sfer the expirgfign or other termination of this Lease

may be disposed of b SSOr/31 4 and without any liability to the
Les);eeeor i O. / S @ i //////// ’ Y
(a) ol / / %//Lease’s Term, Lessor shall be
¥e tenants tho/leased premises upon giving the
Lesse i | sast twenty-four (24) hours’ prior notice.
-’ W
4. “_./, H , IONS, SECURITY DEPOSIT AND
COMPLIANCE >, >
/4//%//// t M///////// R///{/////“ be paid monthly in ad the first (1*) day of
Y. ) Rent. onthiy, Ren ] be paid monthly in advance, on the firs ay o
Y

.

%h month, w ) ut noti%or demand, at the address of Lessor, or at such other
p %as Lessor ﬁ 11 from time to time designate in writing. In the event the
Less %ﬂs to pay any monthly installment of rent within twenty (20) days of the
due dat%ﬁ/ jch pnstallment, Lessee shall pay in addition to such rent due a late
charge of $3§ 0. Furthermore, Lessee shall pay interest, assessed at the Federal
Discount Rate but not exceeding 1.0% per month, on all delinquent unpaid rent
after 30 days of the day the monthly installment was due. Such interest shall be

calculated from the due date of the installment until the date received by Lessor.

(a) Sublessee may perform Lessee’s obligation to pay rent to Lessor.

(b) Renewal Rent. For each renewal option exercised under §3.2 above, the
Annual Rent, and the corresponding Monthly Rent, shall be adjusted to the
then existing fair market value by mutual agreement of the parties based
upon the opinion of a real estate broker who does business in Homer,
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Alaska, which agreements shall be amendments or addenda to this Lease
signed by the parties. If the parties are unable to agree upon a rent
adjustment for any such one year period utilizing the opinion of a real
estate broker, then the parties will agree upon a qualified appraiser who
will determine fair market value for the Annual Rent and the
corresponding Monthly Rent. In that event, the appraiser's determination
shall be documented in an amendment or addendum to this Lease that is
ythat if an appraisal is obtained,
then Lessor and Sublessee shall e // 50% of the cost of the appraisal.

_ -
4.2  Security Deposit. The Lessee or Subjéeige o deposit with the Lessor upon
execution of this Lease the sum zi 00.00 in"¢43 as security for the payment

Lessee. The Lessor ,/// =
deposit or any balance } ,:- ation or expiration of the Term of
%rediting the same on account of

e,/% additional term, as the case

payme i /
et . @%’7/0 dépositing Lessee or Sublessee,

v expenses which the Lessor may incur by
t ¢ or Sublessee. In the event of any failure in the
/Tl / , OF / y default by the Lessee or Sublessee in the

1 ce o 2 o P
7y _ o i
shall {///f% O _

o

expenses ¢

4 ity deposit against any loss, costs, fees, and

K 2
the// %, The security deposit shall bear no interest.

N
. ay pe//,,/’, Lessee’s obligation to pay the security deposit to

“

suitable for Téssee’s Sublessee to establish and operate a Medical Business Office
in the City of Homer, Alaska, in order to provide related services and assistance to
patients, which is a community benefit to the SKPHSA. The volume or value of
any business generated between these parties and Sublessee was not considered,
and is not a factor, in determining the fair market value of the annual rental of the
Leased Premises for the term of this Lease, and for any Additional Terms. Except
as specifically required by duties hereunder, nothing in this Agreement shall be
construed to require Lessor, or any Physician, any other health care provider, or
any provider of Designated Health Services retained or employed by Lessor (if
any), or who has a financial interest in or financial arrangement with Lessor, to
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6.

with th 1o =
), S, 4

0

//////// Leasehold I . There will be no leasehold improvements prior to

L see’s occupd

refer patients to South Peninsula Hospital (“Hospital”), to the Medical Clinic
located near the Leased Premises, or to utilize Hospital or nearby Medical Clinic
to provide inpatient, outpatient or other services to patients, or otherwise to
generate business for Lessee or for Sublessee or for any of their Medical Facilities
or programs, or for Lessee or Sublessee to generate business for Lessor.
Notwithstanding any unanticipated effect of any of the provisions herein, the
parties intend to comply with 42 U.S.C. §1320a-7b(b), commonly known as the
federal Anti-Kickback Statute, 42 U.S.C. §1 commonly known as Stark II
and Stark III (“Stark Laws”), and any fed / state law provision governing

fraud and abuse or self-referrals under t /( dreare or Medicaid programs, or any

G, as ag¢h provisions may be amended
from time to time. The parties intghd that this Le%omply with the conditions
“space renta /Z il harbor set forth in 42
4 e requiremen %the “rental of office
: _ :
space” exception to the Stark Lawg . 1 42 C 41 1.357( 5, such regulations
may be amended. This Lease shaI{// e— ed in a mam@%onsistent with
compliance with suc o i /9 and regulafinhis, and the parties agree to take such
actions as are necessa%//o///, st e and /////// ister this Lease consistent with
compliance. In the eve{é/ any @ or ad@ﬂaﬁve agency of competent
e // . b, _ )
Misermines tha /s Leas¢ s an%%such statutes or regulations,
fdoi cxadods reasonable compensation for
Wreudlor” cxedy P ;

%

ccessary to amend this Lease for compliance
ns, as provided herein.

#icy. The parties agree that the Leased Premises do not require

/%///,,

General Use and Compliance with Laws. Lessee certifies that it or its Sublessee
shall use the Leased Premises for the operation of a Medical Business Office as
defined as the Permitted Use above, and all activities incident thereto, and for no
other purposes whatsoever without the written consent of Lessor. Lessor certifies
that, to the best of its knowledge, the Leased Premises, Building, and Land, as of
the date of delivery of possession of the Leased Premises to Lessee, are or will be
in compliance with all applicable laws, ordinances, rules, regulations and orders
of any governmental authority, including but not limited to those governing
zoning, health, safety and occupational hazards and pollution and environmental
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control, and with the Americans with Disabilities Act, and with all recorded
declarations, restrictions and covenants applicable to the Land. Subject to such
certification, Lessee and its Sublessee shall, at their sole cost and expense, comply
with all applicable laws and regulations, specifically including, but not limited to,
the generation, handling, storage, and disposal of biohazardous medical waste
materials and other materials and matter commonly used in the health care
industry.

7. UTILITIES, MAINTENANCE AND REPAIRS /

7.1  Utilities. Lessee agrees to be responsi f d to pay for the cost of electric
light, heat, power, fuel, water and sewer ag util 7 ice to the Leased Premises,

and to any exterior storage, if any, as agregll 45of the Co ement Date.
%

(a)  Sublessee may perforni ee s obligation to pay/fite utilities.
7.2  Maintenance, Re alr and Re lac//// ////////

(a) Lessor Res ies. Lessor e responsible for the following:

// “
%///////// tam{/%fE

(1) Lessor shall’ | ///// - it N and replace as necessary or
roprlate th c{a// Wis, 10of, - structural portions of the

/% / .. @//tmn/(/ﬁld in compliance with all
7 ; 7y,

requir t ,m,f tal author1t1es Lessor shall kee
qu @ goverﬁ%@ P

/ e exte c;
/ i

\\

1 office buildings in the City of Homer.

i 7
/ dblosio. @;
// /////// / All nt @m}n //%essee s own equipment, including but not
%md é@%eatmg, d/g/g ~conditioning, electric, water and plumbing

//////// e ment %f acilities in the Premises, shall be maintained and kept
//////// in - e WOT @ condition by Lessor at Lessor’s sole expense, except
//////// that 6 cost of any repairs to the plumbing and heating lines

//////// nece / fted by the action of the Lessee or its Sublessee, agents or

< plivies shall be at the expense of the Lessee. Lessor will provide
Uit aintenance and repairs with reasonable promptness and Lessee
is proh1b1ted from performing any maintenance or repairs to any of the
aforesaid equipment and from hiring any contractors or persons to
repair the same without the prior written approval of Lessor except in

the case of emergency.

(3) The Lessor will maintain in a neat and sightly condition the exterior
grounds, parking areas, ingress and egress, and shall provide lawn and
landscape maintenance, snow removal, trash removal, parking lot
maintenance and repair, and other requisite services as needed to
maintain the aesthetic appearance of the Building in a manner
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comparable to other medical office complexes in the City of Homer.

(4) Lessor shall not be required to make any such repairs occasioned by an
act or negligence of Lessee, its agents, employees, invitees, or
licensees, except to the extent that Lessor is reimbursed therefore
under any policy of insurance permitting waiver of subrogation in
advance of loss.

(b) Lessee Responsibilities. Lessee will beggéponsible for the following:

(1) Lessee shall maintain the Legféd Premises, and together with other
lessees and occupants, if agh, stia ,,,////'ntain the Common Areas in a
good, neat and clean ding but not limited to tenant

2.
,t10n, inc
_

///’% %}l requirements of law,

improvements. Le)
ordinance, health g fire marshal or bu inspector regarding
i see shall per@y o waste, damage,

its use of the Leased
or injury 'y the Leased P @ & all, at its ow¥ gpst and expense,
5S which may become broken in the

replace a%% or window ﬁ
Leased Prern ////// k. //
(2) Lessee shall keg h the - .

:-m 4 remis% together with other lessees

/ 2 .
0 %% u % bep the”ommon Areas and exterior
/ Ty, ., . oW . :
//groun@/ X i e g/ 7y free and clean from rubbish,
7

/// rash, atid - imes; shal{provide routine maintenance for

; . together with other lessee and occupants, if

€354

/////// any, s / /’/trash and garbage within the Building in
/ ///// onta i /ose of all rubbish, trash and garbage in
: // “ ste%% other con %ners specified by the Lessor.

; ////// 3 Le@? shall, 7 4]l matters, act in compliance and conformity with all
///// Fedefg), State, and local laws and regulations and in conformity with

accepted health and safety standards. Any and all hazardous

digal’ wastes materials and other materials and matter commonl

the health care industry shall be generated, dealt with, handled):
sed, and disposed of by Lessee or its Sublessee at Lessee’s or
Sublessee’s sole cost and expense in conformity with said Federal,
State, and local laws and regulations and in conformity with generally
accepted health and safety standards, and shall not be disposed of in
any respect in any area of the property. Lessee agrees to indemnify,
defend, and hold harmless Lessor, its Managing Agent, and any of
their officers, directors, employees, agents, licensees, or invitees from
and against any and all claims, demands, liabilities, suits, actions,
judgments, losses, costs, damages, and any expenses, including,
without limitation, attorneys fees, arising or resulting from, or suffered,
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sustained or incurred by said parties with respect to violation of any
Federal, State, and local laws and regulations or violation of any
generally accepted health and safety standards.

(4) Sublessee may perform Lessee’s Responsibilities for maintenance,
repair and replacement. Lessee may assign to Sublessee the Lessor’s
indemnity obligation, and Sublessee may perform Lessee’s obligation
to indemnify Lessor.

7.3 Inspection of Premises and Access. asonable times with the consent

of Lessee or its Sublessee (excepting emerg/ a5 to which no consent shall be

required), which consent shall not be / -'c'/ 1}% / eld, may enter the Leased
Premises to complete improvements 41 ken by Lessa 0 the Leased Premises or
Building, to inspect, clean, maintai a %/1 for other reasonable

epair the same,”
purposes. Lessor shall give Lessee or 1t5 (24) hours notice

- blessee at least twent
prior to any entry into the Leased Prem%% & emergenct s to which such

notice, if any, as is reasona@%der the circ -= s shall be given, % Lessor’s entry
// .
o

shall be solely for the purp %&mg neceséae. actions to remedy and/or repair the
; . . : .
emergency situation), and in n%v %essor// / asonably interfere with access to

or use of the Leig//l’remises/%é//////l’ar %/}rea by %ee, its Sublessee, its agents,
. .

- 0
Hees / ////
- .
8. FIXTUREST@TIONS © / @

N\

. o . . : :
8.1  Fixtures. 145 gl Subles@ ay install any trade fixtures, equipment,
. ’/ ings, % ﬁ// izes or removable personal property in the
/ Leas %% ov1ded,// %e/same are installed and removed without
// permanen/% tructi i}, damage t0 the Building. All such property shall remain
_ 7 ; :
/////////Lessee’s pro/%// / an(//%///’ 11 be removed by Lessee and its Sublessee upon

& iration or te/ ation of#his Lease.

mefy make non-structural a'lterations, add.itions or changes in
‘ emises with prior notification to and written consent of the
Lessor, praylded’/that Lessor may require Lessee to remove them upon expiration
or terminati o// of this Lease, at Lessee’s expense and without damage to the
Leased Premises. Lessee and its Sublessee shall not make alterations, additions or
changes to the Leased Premises affecting the structure of the Building without

Lessor’s prior written consent.

8.3  Mechanic’s Liens. No person shall be entitled to any lien upon the Leased
Premises or the Land, in whole or in part, or any interest or estate in any such
property, by reason of any work, labor, services or material claimed to have been
performed or furnished to or for Lessee or Sublessee, or otherwise on account of
any act or failure to act on the part of Lessee or its Sublessee, and Lessee and its
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Sublessee shall neither cause nor permit the filing of any such lien. If any such
lien claim or notice shall be filed, Lessee or its Sublessee shall cause the same to
be released or provide other satisfactory security to Lessor with respect to the
same (which may be in the form of a bond, title insurance endorsement or other
assurance reasonably satisfactory to Lessor) within sixty (60) days; and if not so
released or secured, Lessor, at its option, may pay up to the full amount of such
lien claim to cause its release, and such amount, together with interest thereon
from the date of payment, assessed at the Federg} J)iscount Rate but not exceedin
; b mimediniely.
1.0% per month, shall be deemed due /a/ yable by Lessee immediately.
/ to constitute consent to or
& . g
¢ of any”, 1or or services or the furnishing
of any materials for the improygnient, alterati(@ repairing of the Leased
. .. 7 i .
Premises; nor as giving Lessee g #ts Sublessee the T or authority to contract
for, authorize or permit the perfgfmance of any labor or S¢gvices or the furnishing
of any material that would permit th¢/aftaching/sf a valid me€nic’s lien.

2
<

(“Sublessee™) under the terms

(/” time to time. Except as

between Lessee #i/aublessee :

. Z /// ? Z .
previously a e Lesse // ; ortgage, encumber or otherwise
transfer this s rests hetiiidef, in whcf%ﬁr in part, or sublet the Leased
Premises in w % without rior written consent of Lessor as to both the

7 K
his | ease, including, but
% g K77
co@ed in writing/// the relé& //)f Lessee from this Lease.

uch ass / case a@; he identity of such assignee or Sublessee,
7 .
. fint be Uz g0na //%///// eld. In the event Lessor consents to any such

o perform all the obligations of Lessee under

blot
0 imited to payment of Rent, unless the Lessor has also

tion, Legge

%,

10. INSU “E AND INBEMNIFICATION

10.1

10.2

10.3

N
Less{/%/é&,lnsur %
cost -,/K//

. During the Term, and Additional Terms, Lessor, at its sole
: grees to keep the Land, Building, and improvements (including

/ ises) insured against loss or damage by fire or other casualty
insurable under standard fire and extended coverage insurance in an amount equal
to the full current replacement cost of said building(s).

Lessee’s Property and Fixtures. Lessee and its Sublessee assume the risk of
damage to any of their fixtures, furniture, equipment, machinery, goods, supplies
contents, and their other personal property on the Leased Premises or used in
connection with Lessee’s or Sublessee’s business or as to which Lessee or
Sublessee retains the right of removal from the Leased Premises.

Lessee’s Insurance.
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(a) Lessee shall, at its own cost and expense, keep and maintain in full force
during the Term, and any Additional Terms, the following:

(1) Comprehensive general liability insurance, insuring Lessee’s activities
in or about the Leased Premises against loss, damage or liability for
personal injury or death of any person or loss or damages to property
occurring in, upon or about the Leased Premises covering bodily injury
in the amounts of not less than On illion Dollars ($1,000,000) per

.y .
erson and not less than One Milljgh Déllars ($1,000,000) per claim or
l(jccurrence and covering prop age ir(l the amourztpof not less

than Two Million Dollars 457004 900), in aggregate or combined

single limit'coverage: ) hall t/)//// ed as an additional insured
on such policy or po/l 415 Bt insurance; ////
Z Y

2) Insurance coverage Lessee’s ﬁxtures,/// mrniture, equipment,

( g ’ quip
//)nal property on
{@/,

. 7 .
machinery, goods, su contpfte, and other
s y . don o’ business.

the Lease%%//fmises or use€ e hrection with Less

_
(b) Lessee may ass /’//% lessee t// ssee’s insurance obligation, and

Sublessee may perform isee / joati @%de insurance.
L

7

,// /// o
, . U
// mnify, // and save/// less Lessor from and against

// of action, law suits, judgments, losses, and

//}lities fot///é anj 2, deat%; property damage, and from and against all

// %%@}%/inci «/ /%%m% by Lessor as a result thereof, including

7 attorney's fes and // gsts, that %ut of or relate to Lessee’s use and occupation

dufing, the Term or any Additional Terms of this Lease.
77 //// y

_
//// otwithstandi e pre&%g sentence, however, Lessee shall not be required to
domnify, defer r save harmless Lessor from or against any claim, demand,
ca

104

(b) Lessee may assign to Sublessee the Lessor’s indemnity obligation, and
Sublessee may perform Lessee’s obligation to indemnify Lessor.

10.5 Insurance Certificates. At the Lessor’s request, Lessee or Sublessee shall
provide Lessor with a certificate or certificates of insurance or letter of self-
insurance evidencing the insurance coverage required under Section 10.3, and
Lessee or Sublessee shall promptly notify the Lessor of any cancellation,
reduction, or other material change in the amount or scope of any coverage
required hereunder.
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11.  DAMAGE AND DESTRUCTION

11.1

11.2

12.2

Damage and Restoration. If either the Leased Premises or Building is damaged
or destroyed to the extent that Lessor reasonably determines that it cannot, with
reasonable diligence, be fully repaired or restored by Lessor within one hundred
eighty (180) days after the date of such damage or destruction, either Lessor or
Lessee may terminate this Lease. Lessor shall notify Lessee of any such
determination in writing, within thirty (30) days,after the date of such damage or
. ) y » .
destruction. If Lessor so determines that t % can be fully repaired or
restored within the one hundred elg / 0) day period, or if Lessor so
determines to the contrary but neither @a’tes this Lease, then this Lease

%
shall remain in full force and effgét . Less% all, to the extent insurance

: 7 . o e
roceeds are not required to be a//*w 1 to mortgagee4ndebtedness on the Buildin
p q ////%/ C gag @%/) g

or Land, diligently repair or refgiiid the Leased Premiseszad/or Building to return
such improvements to the condi which they exist ediately prior to
such damage or destruction, as soo Al ' ///// aximum period
of one hundred eigh i days, if ap -é 7

L

N "

Rent _Abatement. /% % and p///// ¢ hereunder shall be abated

proportionately during a@/ erio%///%;/%r ich, B /// sason of any such damage or
il [%1 |

0 he Leased Promises o7 ”/ildin//// e operation of Sublessee’s
0 r@bs‘[mﬁal interference, and that
e see’s busine'//ss in the Leased Premises is not
sConstruction. ’%uch event, the Rent payable hereunder, or an
e t Sublessee continues to conduct business

O

a0 th
. % ) :
es, shal % m the date of damage or destruction until
{% uct its ful¥business operations in the Leased Premises.

<
@
©

1 Condem n. If the whole of the Building is acquired or condemned by

emi%y omai -, nversely condemned or sold in lieu of condemnation, for any
public (%// 5/2// blic use or purpose (“Condemned”), then this Lease shall
terminate ae date of title vesting in such proceeding or conveyance in lieu of
any proceeding, and Rent shall be prorated to the date of such termination.

Partial Condemnation. If less than the whole of the Building is Condemned, but
such partial condemnation renders the Leased Premises unusable for the full and
normal conduct of the business of Sublessee, or constitutes a substantial portion of
the Building, as reasonably determined by Lessor, then the Lease shall terminate
as of the date of the title vesting in such proceeding or conveyance in lieu of any
proceeding and Rent shall be prorated to the date of termination. Otherwise,
Lessor shall promptly restore the Leased Premises to a condition comparable to its
condition immediately prior to such partial Condemnation, less the portion thereof
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lost in such partial Condemnation, and this Lease shall continue in full force and
effect, except that after the date of such title vesting, the Rent shall be
proportionately reduced to reflect the percentage of the Leased Premises, Building
and/or the Parking Area Condemned.

12.3 Notices and Award. Lessor shall, immediately upon receipt of notice in
connection with any condemnation or potential condemnation, give Lessee notice
in writing thereof. If Lessee receives notice of ggy such occurrence, Lessee shall
Condermned, Lesior sl be °ﬁn§1§fZi’t’i‘ii“aiilﬁh"”~yd°rfpa“ia“§

, 7 paid for suc
condemnation, except as set forth he / <4pe shall have the right to claim

. 7 7, )
such compensation as may be sepgfg awar %r recoverable by Lessee in

. )
Lessee’s own right on accoun y and all c@ or loss that Lessee and
. . // 4 7 .
Sublessee would incur in re Lessee’s and Sub %7'5 furniture, fixtures,
leasehold improvements and equifsiic location. “

%)
"
.
/
@

nttoane
13.  DEFAULT ////////////// / 01//%////

13.1 Events of Default. Ea¢ # oH //// lowmg/,//// e constitute an “Event of Default”
the part of Lessee: %, 4 Y
on the part of Lessee _ ///////// // ////////

.
. t 0 %’ﬁt or other monies when due
e . .
e ilure continues for a period of
otice of such failure from Lessor to Lessee;

Y

"
-H t a%/ erwise set forth below, Default in the
,////of any“@f lgssee g and Sublessee's non-payment obligations
it {/////under t

_Lease, including Lessee’s and Sublessee's
i ;: Permitted Use defined in Section 1.11, if such default

¢ for thl%ﬁm days after written notice thereof from Lessor to
//////// Lessee, provided, however, that if the obligation or covenant to be

//////%//p%g 2/2 Lessee and Lessee is of such nature that the same cannot

y be performed or cured within such thirty (30) day period, such

sftall not constitute an Event of Default if Lessee commences such
perfo ce or cure within said thirty (30) day period and thereafter
diligently undertakes to complete, and does so complete, the required
performance or cure within a reasonable time;

(c)  Assignment. A general assignment by Lessee or Sublessee for the benefit
of creditors;

(d) Bankruptcy. The filing of a voluntary petition by Lessee or Sublessee
seeking the rehabilitation, liquidation or reorganization of Lessee under
any law relating to bankruptcy, insolvency or other relief of debtors, or the
filing of an involuntary petition by any of Lessee’s or Sublessee's creditors
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®

(®

13.2 Lessor’s Remedies. Upon the occ // ce ofan Event of D

seeking any such relief, if not dismissed or otherwise removed within
ninety (90) days;

Receivership. The appointment of a receiver or other custodian to take
possession of substantially all of Lessee’s or Sublessee's assets or of this
leasehold, if not dismissed or otherwise removed within ninety (90) days;

Dissolution. Entry of a court decree or order directing the winding up or

liquidation of Lessee or Sublessee or tantially all of its assets, if not
reversed or otherw1se removed with

o
////2// ety (90) days or any action by
//

AN
222

Attachment. Attachm / execution @//other judicial seizure of
substantlally all of / pr Sublessee's a 5, O this leasehold, if not

////

Lessor may, at

?S)optlon. /// //

(@

Without term1% /// / /Lessee s obligations hereunder,
including but no % Lessee hgatlon to pay rents, and with
Witho o re-en % d retake possession of the
7 and Sublessee s property therefrom
'property//% the expense of the Lessee, all
or other persons for any such property so
@, except if caused solely by the willful act

0 /// /
gence % o
.

///ase by ertten notice to the Lessee, without terminating
Lesse bligatigis hereunder, including but not limited to the Lessee’s
%} ”//
.

bligati
obligat / pay Reft

terms and conditions, as Lessor in its sole discretion shall determine, and
making such alterations and repairs to the Leased Premises as Lessor may
reasonably determine to be necessary in connection therewith, provided
that the net amount, if any, realized by Lessor from such reletting shall be
credited against the amounts owed by Lessee under this Lease;

Following termination of this Lease, recover from Lessee all rent and other
amounts due and unpaid under the terms of this Lease as of the date of
termination, together with such other amounts as may be recoverable
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under applicable law to compensate Lessor for all damages proximately
caused by Lessee’s failure to perform its obligations under this Lease;

(e) Exercise or seek any other right or remedy allowed at law or in equity
under the statutes or common law of the state in which the Land is located.

In connection with any of the foregoing, Lessor shall be entitled to recover from Lessee,
promptly upon demand, any and all costs and expenses incurred by Lessor, including but
not limited to reasonable attorneys’ fees and costs ing, following any such Event
of Default by Lessee. Lessee also shall be liable for es to pay to Lessor interest

oF 1.0% per month, with respect to

due date, from the due day until paid; (2pall”costs afig %xpenses incurred by Lessor
. y 1
following any Event of Default, fr B¢ date paid

) (@// curred by Lessor until
reimbursed; and (3) all other amounts/at ahy time becoming%ﬂd payable hereunder,

4 /// .
13.3 Lessor’s Default. It ghall b i nnded s Lease by Le@ if Lessor shall
0  a
fail to perform or ob% i venant required to be performed or
Mor a peri i
//6//%%; Fol
.

observed by it under th@// rty (30) days after written notice
thereof from Lessee. Up@ he ce of a@chdefault, if the same has not
A said pe @/ f thirty (30) or fewer days

been reaspfiilily, cured by 1 :
y - . .
mefi iCy ok the default is of such nature
ed withil//é/ thirty (30) day period, such cure

n
asonable time if Lessor commences such

period and thereafter diligently undertakes
1y, at its option cure the default and offset

.«'2# l/,;.{..‘ ded . /
/ against /@ {%/’able hereunder the reasonable costs, if any,

/////// advanced b // see/ @ct such cure. Provided, however, that Lessee’s right of

/////%? fset shall bg ject t//{/o// B following limitations: (A) The subject default must
a nature th/ aterially affects Lessee’s or Sublessee's parking, access to the
; remises, or ability to conduct its Permitted Use in the Leased
<A / e and Sublessee shall submit to Lessor a written statement of
their actu: itures incurred to effect the cure of the default, and Lessor shall
not have paid'the same within fifteen (15) days after receipt of said statement; (C)
Lessee or Sublessee shall submit a written notice of their exercise of said right of
offset at the time the Rent payment or portion thereof against which the right is
exercised otherwise would be due; and (D) Lessee’s and Sublessee's right of offset
during any period of twelve (12) consecutive months shall be limited to fifty
percent (50%) of the total Rent payments payable during such twelve (12) month

period.

.

13.4 Remedies Cumulative; No Waiver. Each right and remedy provided to a party
under this Lease shall be cumulative and shall be in addition to every other right
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14.

or remedy provided for in this Lease or now or hereafter existing at law or in
equity or by statute or otherwise. The exercise or beginning of the exercise by a
party of any one or more of the rights or remedies provided for in this Lease, or
now or hereafter existing at law or in equity or by statute or otherwise, shall not
constitute a waiver of any other right or remedy provided for in this Lease or now
or hereafter existing at law in equity or by statute or otherwise. No failure by a
party to insist upon the strict performance of any term hereof or to exercise any
2 of, and no acceptance of full or

pifance of any such breach, shall

such term. The waiver by one
dition or promise shall not
by such party of any other
x@ y party of the time for
for performing any

@/ease, in the event that the Lessor
%/ .
%

14.1

receives an o ‘building and ’/.described in § 2.1 during the
%) A1 4w a .
hic 1 ois al Y otins %S
term o ’ //% ! ditio // /%the £5sor agrees to first offer the
Sy 10 c Drie and o

/%%}ame terms and conditions as the

7
3t

L -
/ <ol  apig i %@n writing, as provided in §15.4, of the offer
///////////% purchis ahd builiding described in § 2.1, including all terms
- //})ndi%ﬁhe inteadad sale.
.

s all “

7

’/%ﬁnety (90) days from the date of receipt of Lessor's
en ’ce in %h to exercise Lessee's right of first refusal by written
1 essor, as provided in §15.4, of Lessee's acceptance or rejection

cpded sale upon the same price, terms, and conditions as the offer
] p p
e third party to Lessor.

If LesSee determines to exercise its right of first refusal by acceptance of
the intended sale, then, to be valid and binding, Lessee must deliver
written notice of its acceptance of the intended sale to Lessor, as provided
in §15.4, before the ninety-first (91st) day following the date of Lessee's
receipt of Lessor's written notice of intended sale.

(d)  If Lessee determines to exercise its right of first refusal by rejection of the
intended sale, then Lessor may accept the offer from the third party and the
land and building described in § 2.1 may be sold, transferred and conveyed
to the third party free and clear of any right of first refusal in Lessee under
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this Lease. In addition, at Lessor's request, Lessee agrees to execute any
other instrument suitable for recording, if necessary, to document for the
record Lessee's rejection of the intended sale and termination of its right of
first refusal.

(e) The parties agree that if Lessee does not provide written notice to Lessor
of Lessee's exercise of its right of first refusal by acceptance or rejection of
the intended sale before the m'nety-ﬁr 1st) day following the date of

Lessee's receipt of written notice of // ¢d sale from Lessor, or if Lessee
does not provide an instrumen

//e for recording to document its
rejection of the intended sale C 4 & #smination of their right of first

2
refusal before the ninety- st) da)/"’ owing the date of Lessee's
g ssor, then Lessee's right
£
04%./;/;/ inety-first (91st) day
following the date of Les&eZs, receipt of written no . f the intended sale

7'shall termin . ithout any need
0

14.2 g : hase. T. 50 /{/%Of the consideration herein,

740 p chase the land and building
M%Z%onditions stated herein and/or to

Agreement to be executed by Lessor and

‘in : ("ease ises ) during the term of this Lease or any
Addi ,/”/l gcre

. o
Exercis Option{ The Option to purchase must be exercised within

< from the first day of the initial Term ("option period") by
‘/ e e to the Lessor as provided in §15.4. However, the option to

. annot be exercised after the Lessee receives notice from the
Lessot”of an offer to purchase under § 14.1. But if the Lessor does not
close a sale in connection with that offer, then the Lessee may exercise the

option to purchase during the option period.

(c) Purchase Price and Terms. The purchase price shall be the Fair Market
Value for the Leased Premises. Such Fair Markey Value will be based on
the appraised value of the Leased Premises as established by a qualified
appraiser, whose assignment is agreed to by the Lessor and Lessee. The
purchase price shall be payable in full to Lessor at Closing. The Lessor
shall convey marketable title to the Leased Premises, by good and
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15. MISCELLANEOUS

sufficient Warranty Deed in fee simple absolute, on or before Closing; said
title to be free, clear, and unencumbered, except for restrictions and
easements of record. Title to be insured by a policy of title insurance
acceptable to Lessee and Sublessee. All other terms and conditions
applicable to the sale and purchase of the Lease Premises shall be in a
Purchase and Sale Agreement to be executed by Lessor and Lessee.

ed and agreed that the remedy of

d Specific Perf . It is acknowledgs
(d) ecifi ormance. It is ac owe.

damages for breach of performance/Jiy %
therefore either party is entitled tg e 1

this Option. /////

15.1

15.2

" of Leés ///// icﬁ :://%//

@

o

15/%/////N0tices. Al %ces, 7

.
.
_
N
Quiet Possession. If Lessee L form all of the . ants and obligations
herein provided to be performec(/ s v er directly// 1 ough Sublessee,

Lessee and its SubleS} ¢ shall at all tiges / ‘the Term hav/%%?/ peaceable and

quiet enjoyment of psipssion of the +~&d Premises withou /any manner of
. 7 7 U e s

hindrance from Lessor% ) an ivclaiming under Lessor.

sons la
7
. \

: ee tha% 2y will not record this Lease at
,. //of // se in compliance with AS
“GIFIRST REFUSAL; OPTION TO

510
! //nt shall n% unreasonably withheld.
b 9

ands and other communications authorized or required
v 0
“ohder this Agre ient sha(%e given in writing, and shall be given by (i) personal

ii) 7egistered or certified mail, postage prepaid, and return receipt

requeshs 1} delivery by commercially recognized courier service. Notice
) . . . .
shall be"epysiierrd given on the date of delivery or refusal to accept delivery.

Notices sha/

¢ addressed as shown below for each party, except that, if any party
gives notice of a change of name or address, notices to that party shall thereafter
be given as shown in that notice.

Lessor: Lessee:

PARADOX MANAGEMENT, LLC KENAI PENINSULA BOROUGH
d.b.a. PARADOX BUILDING Attn: Mayor

MANAGEMENT, LLC 144 N. Binkley St.

Attn: Members Soldotna, AK 99669

PO BOX 894

Homer, AK, 99603
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Sublessee:

SOUTH PENINSULA HOSPITAL, INC.
Attn: Chief Executive Officer

4300 Bartlett Street

Homer, AK 99603

The foregoing addresses for purposes of notice may be changed by giving notice of such
change to the other parties as provided herein.

_gvisions hereof shall inure to the

15.4  Parties. This Lease and all of the term, @?
" ublessee, and their respective

heirs, successors, assigns and lega) / sentatlves ////////
L
15.5 Time. Time is of the essence 67 > provision hereof. ////////
- N Y
15.6 Captions. The captions appearing % & 0are 1nserte% as a matter of
convenience and in deﬁne, Ii / strue or describe scope or intent
. o o
of such sections or . s Lease not jn any way affect this Lease.
) //////// )
15.7 everablllg If any pro / ease s any extent be held by a court

2,
dlctlon '%/
se hal
W)

% oid o@enforceable the remaining

‘ > / iy i %7»//// effect and shall in no way be
.palre (%nval ate /

_,,,;, , o nd Ve This Lease, and the rights and obligations

: con tined and enforced in accordance with the

of %%/.ﬂd in accordance with any applicable federal

e for any law suit between these parties arising out of

all \//////éhe Trial Courts for the State of Alaska in the Third
mer ue District.

This Lease sets forth all covenants, promises, agreements,
rstandmgs between Lessor, Lessee and Sublessee concerning

there are no eovenants promises, agreements, condltlons or understandings, e1ther
oral or written, between Lessor, Lessee, and Sublessee as to that subject other than
as are herein set forth. Except as herein otherwise provided, no subsequent
alteration, amendment, change or addition to this Lease shall be binding upon
Lessor, Lessee, or Sublessee unless reduced to writing and signed by the parties.

15.10 Agreement Not to be Construed Against Drafter. Both parties to this Lease
have had a full opportunity to obtain legal advice concerning this Lease or have
declined to obtain such advice. The fact that this Lease may be drafted by an
attorney for one of the parties or by one of the parties is a matter of convenience to
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all parties. Accordingly, the parties agree that the rule of construction that an
instrument or document is to be construed and interpreted most strictly against the
drafter of the instrument or document shall not apply in the construction or
interpretation of this Lease.

15.11 Waiver of Breach. The waiver by either party of a breach or violation of any
provision of this Lease shall not operate as, or be construed to be, a waiver of any

subsequent breach of the same or other prov'

15.12 Counterparts. This Lease may be execuig i
/.
d all of which together shall

y
o
%

.
.
D

&

2

L
©
&

//
/ //
/

y WY .

e U ' .

L O W @
.

o
. .
@ o

| /
////// .
g, W) Yy, b
. .
W 4 ©

o

N

- 19 — Medical Business Office Lease Agreement



DATED this day of , 2012.

PARADOX MANAGEMENT, LLC D.B.AA. PARADOX
BUILDING MANAGEMENT, LLC,
LESSOR,

STATE OF ALASKA

THIRD JUDICIAL DISTRICT

Met 1pr and Manager of
G MANALPMENT, LLC, an

o “
The foregoing instrument was acknowl 3 day of
2012, by WILLI .

i
PARADOX MANAGEMENT, LLC d.b.a. PARAL

Alaska limited liability company, o%// If of the Co
L. ////////z%
7

Notary Publi / an

: /%// te of A/
/ " ///ommissi(%/////xpires/:///////////,,// /{//{%5
DATED this // da/%/% o %,

/ ’

o

%

X AVPENINSUT & BOROUGH,

STATE OF A N )
o
THIRD JUDICIAT

&

_
KEWAVARRE, Mayor

The foregoing instrument was acknowledged before me this day of
2012, by MIKE NAVARRE, Mayor of the KENAI PENINSULA

BOROUGH, an Alaska municipal corporation, on behalf of the Corporation.

Notary Public in and for State of Alaska
My Commission Expires:

ATTEST: APPROVED AS TO FORM:
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JOHNI BLANKENSHIP, Borough Clerk Colette G. Thompson, Borough Attorney

DATED this day of

Sublessee,
By: ROBERT F, I SON Chief Execu(%/ fficer
.
STATE OF ALASKA) / ///////////////
) ss. / / ////
THIRD JUDICIAL DISTRICT /// / < d
L //////
The foregoing instrument was efore day of

Ch1ef Executive Officer of
i behalf of the Corporation.

//
2012, by %BE /%

WAl I laska profi
.

@
///////_
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