Y / { { A

LIBRARIES

UNIVERSITY OF WISCONSIN-MADISON

Occupancy study prepared for Anchor Bank.
November, 1992

Landmark Research, Inc.
[s.l.]: [s.n.], November, 1992

https://digital.library.wisc.edu/1711.dlI/ABUJIDAENRZ7M8U

http://rightsstatements.org/vocab/InC/1.0/

The libraries provide public access to a wide range of material, including online exhibits, digitized
collections, archival finding aids, our catalog, online articles, and a growing range of materials in many
media.

When possible, we provide rights information in catalog records, finding aids, and other metadata that
accompanies collections or items. However, it is always the user's obligation to evaluate copyright and
rights issues in light of their own use.

728 State Street | Madison, Wisconsin 53706 | library.wisc.edu



(*- )/ SNCEROUIE



OCCUPANCY STUDY

PREPARED FOR

ANCHOR BANK

NOVEMBER, 1992




OCCUPANCY STUDY

|

FOR

ANCHOR BANK

TABLE OF CONTENTS

INTRODUCTION AND SUMMARY CONCLUSIONS

=

2. DETAILED DISCUSSIONS

CONCLUSIONS

w

4. APPENDIX

2 i3 K1 K1 &2 Ea 3 a2 ka




INTRODUCTION

1.




|

o

i

a2 K=

3

Pursuant to a Letter Agreement dated July 9, 1992, the firms
of Oakbrook Realty Advisors, Inc., First Financial Realty Advisors,
Inc., and Landmark Research, Inc. were hired in a collaborative
manner to conduct an Occupancy Study for Anchor Bank. The purpose
of the Occupancy Study was to help determine how many of four
downtown properties should be retained in Anchor's ownership to

minimize occupancy cost.

Occupancy cost is defined as the present value of the after-
tax costs of occupancy over a ten-year period using an after-tax
discount rate of 5.5% (i.e. 9% x .61 = 5.5%). The cost of the
different occupancy alternatives is dependent primarily on the

following factors:

1. The specific level of operating expenses for each

property:;

2. The level of operating expenses for a newly built

suburban office building;

3. The amount of realized proceeds from a sale of each or a

combination of the four downtown properties;

4, The level and direction of rents compared to the level
and direction of operating expenses for the downtown
properties and the suburban office building;

5. The timing of the sale of any of the downtown properties;

6. The rate of growth of space needs of Anchor Bank;

7. The alternative cost of capital for Anchor Bank;

8. The income tax bracket (combined state and federal) of

Anchor Bank.
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The Occupancy Study consists of an appraisal report, which is
separately bound and this report, which contains six alternative

occupancy strategies for Anchor Bank to consider. The report

contains four sections:

1.
2.
3.
4.

Introduction;
Detailed Discussions;
Conclusions;
Appendix.

Anchor Bank presently owns the following real property in

downtown Madison, Wisconsin:

1.

The Capitol Square Office Building (25 West Main Street)
consisting of approximately 130,000 square feet of gross
building area and an underlying lot of 16,500 square
feet;

An adjacent lot improved with surface parking (115 South
Carroll Street) for 37 cars and containing 16,500 square
feet;

A multi-level parking ramp with parking for 265 cars (126
South Carroll Street) and an underlying lot consisting of

16,035 square feet;

A three-story office building of approximately 16,000
square feet of gross building area, which formerly was
the headquarters for Provident Savings and Loan (126
South Hamilton Street) and an underlying lot of 5,512

square feet.
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The alternative occupancy scenarios consist of a calculation

of the present value of the ten-year, after-tax cost of occupancy

assuming Anchor Bank retains ownership of various combinations of

their four presently owned downtown properties or sells certain of

them such that a new office building would need to be constructed

in suburban Madison.

The six occupancy scenarios are as follows:

1.

Scenario One - In this scenario, Anchor Bank would sell
all of its downtown properties and build a new office
building in a suburban location. Anchor Bank would in
turn rent 12,500 square feet in the 25 West Main Street
Building for retail and executive office purposes and all
other employees would move into a newly constructed
suburban office building. Space for future growth would
be provided by adding additions to this newly constructed
building as needed.

Scenario Two - In this alternative, Anchor Bank would
retain ownership of all four of its presently owned
downtown properties and space for future growth would be
provided by taking over space presently rented by

unrelated tenants.

Scenario Three - In this scenario ownership would be
retained of the surface parking 1lot, the parking
structure, and the Capitol Square Building. The
Provident Building would be sold and the employees who
occupy this space would move into the Capitol Square
Building in space made available through the lapsing of
leases to unrelated tenants. Future growth would be
provided by taking over space presently rented by

unrelated tenants.
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Scenario Four - In this scenario Anchor Bank would retain

ownership of the Capitol Square Office and parking ramp
and would sell the Provident Building and surface parking
lot. The employees presently located in the Provident
Building would be moved into the Capitol Square Building
when space is available through the lapsing of leases of
current unrelated tenants. Future growth would be
provided by also taking over space presently rented by
unrelated tenants.

Those employees who park in the surface parking lot would
have spaces made available in the parking ramp due to the
vacation of parking spaces by unrelated tenants whose

leases are not renewed.

Scenario Five - In this alternative scenario, Anchor Bank
would retain ownership of all of its downtown properties
except the surface parking 1lot. Those employees who
would losekparking in this 1lot would need to 1locate
alternative parking in order for the Bank to maintain its
parking obligations to unrelated tenants. Future growth
would be provided by taking over space presently rented
by unrelated tenants.

Scenario Six - In this scenario Anchor Bank would sell
all of its downtown assets except the Provident Building.
The retail and executive functions would be relocated to
this building and all other employees would be relocated
to a newly constructed suburban office building.
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The results of the study of these six alternatives are as

follows:

Occupancy
Alternative

1.

Scenario

Scenario

Scenario

Scenario

Scenario

Scenario

Scenario

Scenario

Present Value of Net
After-Tax Occupancy

Cost
Five ($2,512,470)
Two ($2,280,515)
Four ($1,788,152)
Three ($1,669,336)
Six (Low) ($ 720,717)
One (Low) ($ 182,758)
Six (High) $ 60,367
One (High) $ 572,555

Description
Sell only

surface parking
lot

Keep all
properties

Sell Provident
Building and
surface parking
lot

Sell only
Provident
Building

Keep only
Provident
Building and
construct a
lower cost
suburban office
building

Sell all
properties and
construct a
lower cost
suburban office
building

Keep only
Provident
Building and
construct a
higher cost
office building

Sell all
properties and
construct a
higher cost
office building
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In reviewing the detailed assumptions that are the basis for
the projections and which are contained in the Appendix as Exhibit

A as well as the projections themselves (See Exhibits B-K), the

following conclusions can be made (These conclusions will be more

fully amplified in the Detailed Discussion and Conclusions Sections

of this report):

1.

Scenario Five (selling only the surface parking 1lot)
provides the most economically attractive alternative
with the 1lowest present value of the net after-tax

occupancy cost. Scenario Two (keeping all the
properties) is a close second. Given the benefit of
control, the combined economic and strategic benefits of
this scenario may out weigh the economic advantage of

Scenario Five.

Scenarios Five and Two are also the easiest to accomplish
administratively.

The spread between the best alternative (Scenario Five)
and the worst alternative (Scenario One - high cost) is
over $3,000,000. The spread between Scenario Five and
Scenario One - low cost, is still almost $1,800,000.
These spreads are very significant when you consider that
they represent the difference in the present value of the
after-tax cost of occupancy over a ten-year period for
61,000 square feet of gross building area.

With perhaps the exception of the high interest rate
period during the early 1980's, the condition of the real
estate market for office buildings at the present time
represents the worst time to dispose of real property
assets in at least twenty years. The effect of this
market condition is to de-value present holdings and
reduce the attractiveness of selling currently owned

assets.
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The primary reasons why Scenarios Five and Two are the

most attractive alternatives are as follows:

a)

b)

The rent received from unrelated tenants renting
space in the 25 West Main office more than offsets
the higher per square-foot occupancy cost for
Anchor in the 25 West Main Street Building when
compared to a suburban office;

The net realizable proceeds after payment of
capital gains tax, from a sale of all the downtown
properties, is less than the cost of construction
of a new facility and its subsequent expansion over
the ten-year projection period.

There are many legitimate factors beyond economics, which

must be considered when deciding which, among the

occupancy alternatives, is the most preferred. Some of

the more important considerations are:

a)

b)

d)

The political issue of vacating downtown;

The amount of administrative time necessary to
implement any of the changes implied in choosing
one alternative over another;

The impact on personnel if a suburban office
building is constructed and a choice of either an
east side or west side location must be made;

The uncertainty and risk of accomplishing a
successful implementation of any given change in
occupancy or ownership status.
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It is our recommendation, given our detailed economic analysis
and the other considerations listed above, that Scenario Five or
Scenario Two be selected. Scenario Two 1is somewhat less
economically attractive than Scenario Five because of the capital
infusion resulting from the sale of the vacant parking lot. It is
unlikely that the value of the vacant lot will appreciate as fast
as the 9% pre-tax or 5.5% after-tax discount rate that we used,
although the land should increase in value relative to today's
price level. If the cash made available as a result of the land
sold is not important, given the additional flexibility provided by
retaining ownership of the vacant parcel for growth and control
over how this land is developed, then Scenario Two should be chosen

over Scenario Five.
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In this section of the report each of the occupancy scenarios
will be examined in greater detail. The key assumptions and
primary variables that affect the outcome of each scenario, the
sensitivity of the calculated occupancy cost for each scenario to
the key assumptions and variables, and where appropriate, practical
considerations to be considered when implementing any actions
necessary to accomplish a change in occupancy status will be

reviewed.

The fourth section of this report includes an Appendix which
contains Exhibits A-K. These Exhibits are as follows:

1. Exhibit A Assumptions to the Proformas;

2. Exhibit B Summary Results of Occupancy Cost
Projections;

3. Exhibit C Two Sources and Uses of Funds Statements,

Operating Expenses for a Proposed New
Suburban Office; Projections and
Depreciation Schedules;

4. Exhibit D Ten-Year Occupancy Cost Projections for
Scenario One - Sale of all downtown
properties and construction of a lower
cost suburban office building;

5. Exhibit E Ten-Year Occupancy Cost Projections for
Scenario One - Sale of all downtown
properties and construction of a higher

cost suburban office building;

6. Exhibit F Ten-Year Occupancy Cost Projections for
Scenario Two - [Keep all downtown
properties;
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Exhibit G Ten-Year Occupancy Cost Projections for
Scenario Three - Keep all downtown

properties except the Provident Building;

Exhibit H Ten-Year Occupancy Cost Projections for

Scenario Four - Keep all downtown
properties except the Provident Building
and surface parking lot;

Exhibit I Ten-Year Occupancy Cost Projections for

Scenario Five - [Keep all downtown
properties except the surface parking
lot;

Exhibit J Ten-Year Occupancy Cost Projections for

Scenario Six - Sell all properties except
the Provident Building and construct a
lower cost suburban office building;

Exhibit K Ten-Year Occupancy Cost Projections for

Scenario Six - Sell all properties except
the Provident Building and construct a
higher cost suburban office building.

The reader is directed to review these exhibits closely as

they constitute the heart of the occupancy cost analysis.

Each
schedules:

1.

of the ten-year projections consists of the following

Summary sheet which includes capital outlays for
construction of a new suburban office building (if
appropriate to a given scenario); a year-by-year listing
of the pre-tax net occupancy costs of each property (if
appropriate to a given scenario); a summation, year by
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year, of the individual property pre-tax net occupancy
costs; the effect of income tax deductibility of the net
occupancy costs, pre-tax sales benefits (if appropriate),
capital gains taxes payable on sale of a property; a
summation of the out-of-pocket costs of each scenario
year by year, net of income tax benefits; a year-by-year
cumulative total of the yearly after-tax net occupancy
costs; the present value of each yearly after-tax net
occupancy costs and the year-by-year cumulative present
value of the net after-tax occupancy costs;

2. A schedule calculating the benefits from a property sale,

as appropriate;

3. A series of schedules calculating year-by-year detailed
occupancy costs before tax and after tax.

In calculating these projections, the reader is referred to
the principal assumptions, which are contained in Exhibit A.
Before discussing the scenarios and projections, it is important
that the reader appreciates that these projections are based on the
best guesses of the analyst as of today. Many of the assumptions,
of necessity, are static and, therefore, cannot do complete justice
as a predictor of the future, given the dynamics of those factors
affecting real estate, especially over a ten-year projection
period. With these general provisions in mind, each of the
occupancy scenarios will be examined in detail.

In Scenario One (See Exhibits, C, D and E) all downtown
properties would be sold and a suburban office building constructed
for Anchor Bank's central administrative facilities. A capitol
square retail banking and executive presence would be maintained
totalling 12,500 square feet, by signing a long-term lease at the
25 West Main Street location. The suburban office building would
be initially sized at 61,000 square feet of gross building area to
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handle the present needs of the Bank and expanded in five-year
intervals to accommodate the projected future growth of 10,000
square feet. It is proposed that sufficient land be purchased to

accommodate long-range growth (20 yearsz).

In Exhibit C, estimates were made of the development costs for
a new facility as described above. Construction costs for the
building (not including land or soft costs) were assumed to fall in
a range of between $60 per square foot and $75 per square foot of
gross building area. This range should allow the construction of
a steel structure with masonry exterior, attractive finishes,
quality HVAC system, ample landscaping and parking. The $15 per
square foot difference in cost between the two options presented
would allow for higher finish levels and/or different exterior
materials used such as stone or glass. Though not shown, it is
possible to construct what are called service center buildings for
construction costs approaching $50 per square foot. These
buildings are especially appropriate in those situations where a
lot of data processing and information handling occurs, and where
the interior design can consist of large open office areas. It was
assumed that this was not the image Anchor Bank wanted to present.
Even if this type of structure is acceptable to Anchor Bank, the
savings, though substantial, would not cause this alternative to be
more favorable than Scenarios Two or Five.

Several observations can be made when reviewing the occupancy
analysis for Scenario One:

1. The primary factors which cause this alternative to be
the most expensive are as follows:

a) A capital gains tax needs to be paid of $1,459,971
on sale of the downtown properties. When added to
the capital outlay for either the 1lower cost
facility or the higher cost facility, the sums both
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exceed the net cash realized from a sale of the
properties.

b) The annual operating expenses per square foot for
the 25 West Main Building are higher than the
operating expenses for the proposed suburban
facility. The additional expenses are more than
offset by the rental income that is received from
unrelated tenants. As one can observe, the net
after-tax occupancy cost increases by nearly 50%
from 1993 to 1994 when the suburban office building
is opened and occupied.

Even if Anchor Bank was to have the new suburban facility
built for them and a tax-free exchange transaction
entered into, Scenarios Five and Two would still be more
attractive. This comment would hold true even if the
suburban office was constructed as a service center as

described above.

A question can be raised as to the effect of the assumed
sales prices of the properties on the outcome of this
analysis. This would involve both the downtown
properties and the suburban property. We have seen few
examples recently in the City of Madison where office
buildings have sold for more than their original cost ten
or twenty years later. Madison is a small market where
there are few office building sales transactions every
year; therefore, there are few buyers and sellers. Most
corporate office buildings are image oriented and
specially designed for their users to some degree. They
also exhibit a high degree of functional obsolescence.
For these reasons, we feel these properties probably will
appreciate slowly in value. Therefore, differences in

future appreciation will not alter the conclusion about
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the cost of this scenario or relative to another
scenario. Furthermore, we do not believe under a
reasonable alternative set of sales assumptions that the
downtown properties would sell for enough money to cause
Scenario One to be superior to Scenarios Two or Five.
The properties would have to sell for $12,722,640 for
Scenario One to equal Scenario Five.

4. The proposed rental cost of the 12,500 square feet of
space rented in the 25 West Main Street Building has an
after-tax cost of $10.64 per square foot in 1993 terms.
This cost is higher than either the present downtown or
the proposed suburban after-tax cost of occupancy.

Implementing Scenario One is both the most time consuming for
Bank administration as well as fraught with the greatest amount of
uncertainty as to the time frames and probabilities of success.

Some of the practical considerations that add to the
complexity, uncertainty and probable cost of implementing this
scenario are as follows:

1. The timing of the sale of the Provident Building with the
sale of the 25 West Main Building, parking ramp and
surface parking 1lot must be coordinated to be
accomplished at the same time.

2. The construction of the new suburban facility must be
finished by the time the sales, as described in the first
consideration listed above, are closed.

3. The actual sales price net of any obligations to the
buyer is uncertain. A buyer is unlikely to obtain
financing for the 25 West Main Building without an
occupancy guarantee from Anchor Bank.
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4. To avoid the discount associated with vacating over
40,000 square feet of space in the 25 West Main Street
Building, a substantial pre-leasing commitment would need
to be negotiated in advance of construction of the
suburban facility or the building would need to be sold
to an owner occupant.

As indicated in the introduction of this report, the economic
environment supporting the value of office buildings is at its
worst level in decades. The market for office space in downtown
Madison, at the present time, is extremely strong. However, the
underwriting requirements of lenders, the income tax code and the
national reputation of office buildings as investments are serving
as strong negative influences on the value of office properties,

even in our market area.

The political issues and personnel issues of a move should
also enter into the judgement of the advisability of leaving the
capitol square. We believe that these matters would need to be
carefully handled so as not to become a negative influence on

Anchor's corporate image.

In Scenario Two (See Exhibit F) title to all of the properties
would be retained by Anchor Bank. This scenario is the second most
economically attractive. Future corporate growth would be provided
through the gradual absorption of space presently occupied by
unrelated tenants.

The principal reasons why this scenario is the second most

economically attractive are as follows:

1. Despite the fact that operating expenses in a suburban
office building would be less than for the 25 West Main
Building, the rent received from unrelated tenants more
than offsets the higher operating expenses.
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2. Furthermore, since rents are over twice the level of
operating expenses, the annual increases in revenue are
greater than the annual increases in operating expenses
for the space each tenant occupies in the 25 West Main
Street Building based upon the assumption that both
revenues and expenses increase at 5% per year compounded.
The cash flow increases from increasing rents over the
projection period more than offset the reduction in
subsidy benefit that occurs when the Bank absorbs space
occupied by other tenants.

3. The proceeds realized from a sale of the properties net
of capital gains taxes and the costs of a sale (including
the payment of accrued real estate taxes) are less than
the cost of constructing a new facility over the
projection period.

If a point is reached whereby the Bank almost fully occupies
all of the 89,500 square feet of net rental area in the 25 West
Main Street Building, then the annual occupancy cost for the Bank
will exceed the occupancy cost for a suburban location.

In Scenario Three (See Exhibit G) title to all downtown
properties is retained except for the Provident Building. This
scenario ranks as the fourth most economically attractive. The
principal reason why this scenario is less economically attractive
than Scenario Two is because the total of the after-tax benefit,
using a discount rate of 5.5% from the net proceeds of a sale of
the Provident Building (approximately $470,000) when added to the
after-tax occupancy costs of $83,000 in 1993 saved from selling the
building, are 1less than the net after-tax revenue 1lost from
displacing tenants from the 25 West Main Street Building to make
room for employees who would need to be relocated to 25 West Main.
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There are again practical considerations management must face
in implementing the Scenario Three decision. The Provident
Building needs to be sold and the timing of when this can be
accomplished is speculative, but the present leases which need to
expire to free up space so that the Provident based employees can
be moved to the 25 West Main Building, have a definite schedule.
To the extent there is a mismatch in the timing, space may remain
vacant in one building or the other for some period of time. 1In
addition, the appraised value for this property assumes a full
rental income stream from the date of sale. Therefore, there is
probably a discount which would be negotiated with a buyer to cover
his remodeling costs and a vacancy allowance to cover rent up.

This discount could be substantial.

In Scenario Four (See Exhibit H) the Provident Building and
vacant parking lot are sold. This scenario is the third most
attractive economically. The economic benefit to this occupancy
strategy compared to Scenario Three is that the sale of the vacant
parking lot will generate additional cash of approximately $508,000
and a taxable loss ($50,000), which can shelter a portion of the
gain from the sale of the Provident Building resulting in a capital
gains tax savings of over $19,500 and an after-tax operating

expense savings of $8,000 per year.

The implementation of the sale of the parking lot is easier to
manage than the task of dealing with displacement of tenants and
relocation of employees. The loss of parking spaces (37 spaces) in
the surface lot is in the ratio of one per 337 square feet of space
(12,500 square feet) for employees being vacated by tenants to make
room for employees moving to the 25 West Main Building from the
Provident Building. This ratio is more favorable than the 1 to 300
square feet required by the standard building lease.
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In Scenario Five (See Exhibit I) title to all downtown
property is maintained except for the vacant parking lot, which
would be sold. This option is the most economically attractive

because:

1.

Revenue of $508,000 from the sale of the parking lot is
generated;

A loss of $50,000 would occur which would shelter other
income resulting in a tax savings of $19,500;

After-tax operating expenses of $8,000 per year would be

saved;

The beneficial occupancy expense of the Provident
Building is maintained (compared to displacement of
tenants paying over $18.87 per square feet for rent in
the 25 West Main Street Building);

The beneficial circumstance remains whereby unrelated
tenants pay over $10 per square foot more than the
operating expenses for their space, which excess offsets
a substantial portion of the Bank's cost of building
operations. Another way to look at this situation is
that the after-tax sales proceeds from a sale of the 25
West Main Street Building and parking ramp ($4,898,688)
would generate $269,000 in after-tax benefits per year if
the proceeds could be invested at the pre-tax yield of
9%. However, the after-tax revenue in excess of
operating expenses of $10.64 per square foot on the
33,323 square feet rented by unrelated tenants would
equal almost $206,000 per year. This means that the
unrelated tenants are paying $206,000/$269,000 = 77% of
the opportunity cost of the capital square building which
results in an attractive net occupancy cost for the Bank.
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The disadvantages to this strategy are: (1) 30 employees
would lose their parking stalls; and, (2) control over
the development of the vacant parking lot would be more
difficult, which could result in a negative impact on the
25 West Main property.

Scenario Six (See Exhibits J and K) would result in the Bank
selling all properties except the Provident Building. This is the
fifth most attractive alternative with Scenario One (all properties
are sold) being the only option which is less attractive. In this
scenario the executive and retail presence would be maintained in
the Provident Building rather than in the 25 West Main Building.
The after-tax alternative income per year from the sale of the
Provident Building ($470,000 x .055 = $25,850) plus the $76,000 per
year in savings in the after-tax operating expenses of this
building (1993 terms) equal $103,055. This amount is less than the
$135,000 (6,500 square feet @ $16.50/S.F. plus 6,000 square feet @
$19.00/S.F.) in after-tax occupancy cost that would be paid to rent
space in the 25 West Main Building in the alternative.

All other comments regarding the construction of a suburban
office building, the difficulty of realizing the appraised value of
the properties that are sold, and the complexities of coordinating
the activities required to implement the strategy to move out of
downtown that were made in the discussions of Scenario One are

equally applicable to this scenario.
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Scenario Five (sell the vacant parking lot and keep title to

all other downtown properties) is the most attractive alternative

in economic terms. The reasons for this are:

1'

The net proceeds from a sale of the downtown properties
is insufficient to build a new suburban office. Net
proceeds are defined as the appraised value of the
properties less sales expenses, accrued real estate tax

prorations, and capital gains taxes.

The present space that is rented in the 25 West Main
Building to unrelated tenants returns more to the Bank on
an after-tax basis than savings in operating expenses
generated by a move to a new suburban office.

As indicated earlier, there are several key assumptions that

affect the outcomes contained in this study:

1.

The calculated levels of operating expenses for each
property including the suburban office facility;

The amount of proceeds that can be realized from a sale

of the properties. There are complexities in effecting
a sale of these properties and negotiations with
potential buyers will have an impact on the outcome. In
addition, the present real estate market, which is
characterized by the simultaneous occurrence of
increasingly strict lender underwriting standards, slow
economic growth, and a negative perspective of office
buildings as investments providers make it an inopportune

time to dispose of real estate.
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The level and direction of rents compared to operating

expenses for the downtown and suburban properties. At
the present time, occupancy is nearly 100% in the

downtown market for class A space. Rents required to
support the construction of new office space are higher
than what is being charged for existing rental space,
which should continue to cause upward pressure on
existing rents. Increases in rent have not risen as
rapidly as might be indicated by these facts because of
the long-term tenancies that are just now maturing or
will mature, and because of the role the state plays in

the downtown market.

The timing of the sale of any of the downtown properties.

Aside from the present value effect, timing is an issue
because valuation factors are not static. The strong
market that exists in Madison has not always been so.
Operating expenses continue to rise with municipal and
school taxes rising faster than other operating expenses
in urbanized areas. Competition can not only soften the
market, but may come at a time when a key tenant's lease
is up for renewal. The attitude of the capital markets
towards real estate has varied significantly in the last
six years due to changes in federal and state tax policy,
changes in financial regulations affecting lenders and an
over supply of office space. All of these changes have
combined to significantly depress the realizable value of
office properties. We believe these factors are at an
historically negative level. The point being that when
it is time to sell or by the time the Bank effects a
sale, circumstances may have changed for the better.
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The rate of growth of the Bank. This is important
because the margin in the rents over expenses paid by the

unrelated tenants at 25 West Main Street are
significantly contributing to the attractiveness of
maintaining title to the downtown properties. Should
this materially change, then the conclusions might be
altered. At that point in the future when the Bank
substantially occupies the entire 25 West Main Building,
the economic reasons of maintaining its downtown
occupancy would change. Furthermore, the building is
over 30 years old and aging. We believe adequate
provisions have been made to keep the buildings
physically and functionally current. However, buildings
do age differently.

The alternative cost of capital. Anchor staff indicated

the Bank's current alternative cost of capital was 9% on
a pre-tax basis. The cost of capital should reflect the
anticipated holding period of the downtown properties.
The higher the discount rate, the less significant would
be the impact of future events on the selection of an

optimal occupancy scenario.

The tax income bracket of Anchor. It is important that

Anchor maintain profitability at a level where their tax
bracket is at least 39%.

There are other factors in addition to economics that should

shape the Bank's decisions such as:

1.

The political issue of leaving downtown;

The amount of administrative time required to implement
any of the changes inherent in the choice of an occupancy

scenario;
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3. The impact on personnel of a relocation of a major
portion of the present downtown office to one side of the

city or another;

4. The uncertainties and risks of accomplishing a successful

change in occupancy strategy:
5. Bank operations considerations.

6. control of future development of the parking lot and its
effect on the Capitol Square Building image.

While the present recommendation appears clear, based both on
economic and non-economic considerations, real estate is a dynamic
asset and the Bank's occupancy options should be continuously
monitored not only from the standpoint of the pure real estate
parameters, but also considering the Bank's specific business

prospects.

Although not asked, we would like to point out that yet
another alternative occupancy strategy could be reviewed. This
strategy involves an examination of the feasibility of separating
appropriate operating divisions, which could be moved from the
Capitol Square Building to a suburban service center building.
This alternative has the following advantages:

1. It assures that Anchor will not eventually outgrow the 25
West Main Building, which if this were to happen, would
have the effect of reversing the present favorable

economics of owning all downtown properties.

2. It would allow the space presently occupied by these
divisions to be rented to unrelated tenants at the higher
rents available downtown, thereby further reducing Anchor

Bank's occupancy cost.
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3. The timing of construction of the service center building

could be more easily coordinated with re-rental of space
in the 25 West Main Building.

3
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OCCUPANCY STUDY-
FOR
ANCHOR BANK

ASSUMPTIONS TO PROFORMAS
Exhibit A

Net rentable square footage of the Capitol Square Building is
approximately 89,500 s.f. calculated using the assumption that
each floor contains the same common area circulation pattern
and applying other appropriate consideration as outlined in the
Building Owners and Managers Association definition of useable
square footage. Useable square footage and rentable square
footage are the same for our purposes. Net rentable square
footage of the Provident Building is approximately 15,900 s.f.

As of January 1, 1993, 33,323 s.f. in the Capitol Square
Building will be leased to other tenants. We have assumed
Anchor occupies all other space in the Capitol Square Building.
As of January 1, 1993 Anchor. occupies 15,900 s.f. in the
Provident Building. We have made no allowances for vacancy of
leased space. Based on these assumptions it appears Anchor
occupies a total of 72,077 useable s.f.

Based upon discussions with Anchor staff, we have assumed
Anchor will require an additional 5,000 s.f. of rentable area
at the end of 1997 and an additional 5,000 s.f. at the end of
2002. Our methodology for determining which additional suites
in the Capitol Square Building are occupied by Anchor Bank in
the future is based on the 10,000 cumulative square feet
required over the proforma period and the lease expiration
dates for the current tenants. This methodology does not take
into consideration whether or not Anchor has a location
preference, i.e. to be on certain floors or adjacent to space
they already occupy.

It is assumed that the leases which expire for all suites not
absorbed by Anchor are renewed for 3 or 5 Yyears with no
allowance for vacancy or bad debt. The gross rent paid by an
existing tenant as a result of a renewal is based on a 5%
increase over the gross rent paid in the last year of their
existing lease with 5% increases every year thereafter. The
average 1993 rent on the 33,323 square feet in the Capitol
Square Building is $16.59. However, there are two tenants
whose rent is substantially below market resulting in a lower
average p.s.f. cost. We assume that the rents for those
tenants are brought to the appropriate market upon renewal. If
we exclude these two leases, the average rent in Capitol Square
is $18.87 p.s.f. This is comparable to the 1993 market rent at
the Tenney Plaza of $18.35. In light of this, we feel that it
is reasonable to assume a 5% annual increase over current
rents.
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There are two schedules assumed in the proformas for absorption
of space within the Capitol Square Building by Anchor. For the
scenarios in which both the Capitol Square Building and the
Provident Building are kept (Scenarios 2 and 5), the schedule
is as follows:

Lease Square
Expiration Footage Floor Current Tenant

12/31/92 230 5th Byron C. Ostby

12/31/92 345 5th Wisconsin Asphalt Pavement
Assoc.

05/01/97 2,358 7th Montzingo & Gustin Advertising

12/01/97 1,380 7th McCusker & Roberson

04/01/02 2,854 8th Coyne, Ness & Becker

07/01/02 936 7th American Petroleum Institute

09/01/02 1,060 5th Wisconsin Association of

Independent Colleges
9,163
For the scenarios in which the Provident Building is sold and

operations located there are moved to Capitol Square (Scenarios
3 and 4) the schedule is as follows:

Lease Square
Expiration Footage Floor Current Tenant

12/31/92 345 5th Wisconsin Asphalt Pavement
Assoc.

12/31/92 230 5th Byron C. Ostby

02/28/94 5,622 6th Wisconsin Auto & Truck
Dealers Assoc.

07/31/94 6,625 7 & 8 Wheeler, Van Sickle
& Anderson

05/01/97 2,358 7th Montzingo & Gustin Advertising

12/01/97 1,380 7th McCusker & Roberson

04/01/02 2,854 8th Coyne, Ness & Becker

07/01/02 936 7th American Petroleum Institute

09/01/02 1,060 5th Wisconsin Association of

Independent Colleges
21,410

It is assumed that only 12,500 square feet of space is required
in the Capitol Square office because certain functions provided
at the Provident Building are already being provided in the
Capitol Square Building and would therefore not be needed
subsequent to a move.
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The parking ramp contains 265 parking stalls, of which 207
stalls are revenue producing. The remaining 58 stalls are
reserved for customers (40), snow removal (9), and Anchor staff
cars (9). The vacant lot contains 37 parking stalls, of which
30 are revenue producing and 7 are reserved for snow and
rubbish removal. The current breakdown of the parking revenue
is as follows:

Anchor Other
Employees Tenants
Parking Ramp 99 stalls 108 stalls
Vacant Lot _30 stalls __0 stalls
129 stalls 108 stalls
Monthly stall rent X 42.20 X 84.40
Total Monthly Revenue $5,443.80 $9,115.20

The employee parking rate is assumed to be $42.20 for 1993,
escalated 5% each year thereafter. The parking charges for
tenant stalls is assumed to remain at $84.40/month until the
explratlon of their current leases, at which time the rent
increases to the then assumed market rate and then annually by
5% per year.

The current ratio of tenant parking to tenant space in the
Capitol Square Building is 108 stalls for 33,323 s.f. Per the
lease agreements, tenants are entitled to one parking space per
300 s.f. leased. As Anchor absorbs the 10,000 s.f. over the
next 10 years, we have assumed the related parklng spaces are
converted to employee use at the then current employee rates.

Future operating expenses for the existing Anchor properties
are based on the following 1992 per square foot of net rentable
area estimates:

Capitol Parking Vacant

Square Ramp Lot Provident
Utilities $2.06 $ .09 S N/A $1.61
Maintenance 2.01 .29 .10 1.50
Real Estate Taxes 2.61 .66 1.49 2.33
Insurance .26 .05 .10 .16

$6.94/SF $1.09/SF $1.69/SF $5.60/SF

The expense allowance for utilities is based on actual expenses

"incurred during the fiscal year ending 3/31/92 and escalated at

5% per year.



%l

10.

11.

12.

13.

33

4

Actual maintenance expense for fiscal year ending 3/31/92 was
$166,455.68 for Capitol Square and $18,458.47 for Provident
($1.86 and $1.15 per net rentable s.f., respectively). It is
not determined how much of this cost was for capital
improvements. Per conversations with Anchor personnel, these
costs do not include payroll costs related to in-house
maintenance (e.g. janitorial, security). In addition, separate
maintenance costs for the parking ramp and Madison Newspaper
Lot were unavailable. Therefore, we based maintenance costs
for Provident and Capitol Square on an average obtained from
Institute of Real Estate Management data for buildings of
similar type and age. This resulted in a 1992 per net rentable
s.f. cost of $2.01 for Capitol Square and $1.50 for Provident.

The parking ramp and vacant lot maintenance expenses were based
on our experience with other similar type properties and
reflect a 1992 s.f. cost of $.29 for the parking ramp and $.10
for the vacant lot. Maintenance costs for all properties were
escalated at 5% per year.

Real estate taxes are based on the actual 1991 costs escalated
5% per year. (The 1993 real estate tax figure in the proforma
is 1993 taxes due in 1994.) Insurance expense is based on the
9/14/92 to 9/13/93 insurance premiums and increased 5% per
year.

The proformas include $60,000 in 1993 for new roofs to a
portion of the Capitol Square Building and the Provident
Building. In addition, an allowance of $.25 per square foot of
net rentable area is included in subsequent years for major
capital expenditures or repairs to the Anchor buildings.

The remodeling allowance associated with space absorbed by
Anchor in the Capitol Square Building is $5.00 per square foot.
This amount assumes that the present movable partition system
will be used as well as a certain amount of in-house labor in
setting up these partitions.

Depreciation was calculated based on depreciation schedules
received from Anchor. Depreciation on new facilities was based
on Modified Accelerated Cost Recovery System straight line over
31.5 years.

The benefit or cost of the effect of income taxes was based
upon a combined federal and state tax rate of 39%.

Scenarios 1 and 6 assume that Capitol Square and/or Provident
are sold and a new suburban facility is constructed. It is
assumed that the construction takes place during 1993 with
occupancy on 1/1/94.

Anchor will maintain a downtown presence consisting of retail
operations and executive offices. This presence will require
12,500 s.f. to be leased at Capitol Square (Scenario 1) or kept
at the Provident Building (Scenario 6).
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14. The required building size and land area for the new suburban

office was calculated as follows:

- Calculation of long-range building area
Ccurrent rentable s.f. at Capitol Square
Current rentable s.f. at Provident not

duplicated in 25 W. Main
Total
10 year growth
Subtotal
Less: Downtown Presence
Required useable s.f. in suburban location
Gross building area (useable x 1.10)
- Determination of long-range land area needed
Provision for long-term growth
- 10 year useable s.f.
- 20 year addition
Subtotal

Gross building area (useable x 1.10)

56,200

12,500

68,700
10,000

78,700

(12,500
66,200

72,000

66,200
10,000

76,200

84,300

sf
sf
sf
sf
sf
)sf
sf

sf

sf
sf

sf
sf

Ratio of building area to land area for comparable project

60,000 sf bldg 84,300 sf

4,35 acres X

X = 6.11 acres = 6.0 acres

Range should be 6.0 - 8.0 acres (i.e. 14,000 sf/acre).
Extra 2 acres provide both a more generous green space and

a growth contingency.

- Phased Construction Schedule

Net
Rentable
Gross sf sf
Initial Construction
(Move-In Date 1/1/94) 61,000 sf 56,200 sf
First Addition ‘ |
(Move-In Date 1/1/98) 5,500 sf - 5,000 sf
Second Addition
(Move-In Date 1/1/03) 5,500 sf 5,000 sf
Total Useable SF 72,000 sf 66,200 sf
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15. A low cost and high cost alternative were calculated for
estimating the building cost of the suburban facility. The
costs associated with each are detailed below.

" 1992 Estimates " LOW l ~ HIGH "

16.

Land Cost
(43,560 sf/acre)

$3/sf @ 6.0 acres

$3/sf @ 8.0 acres

Construction Cost
(61,000 sf bldg.)

$60/sf

$75/sft

Architectural/
Engineering Fees

6% of
Construction Cost

6% of
Construction Cost

Misc. Engineering:

Soil Boring $5,000 $5,000
Survey $8,000 $8,000
Environmental $3,000 $3,000
Assessment
Miscellaneous $9,000 $9,000
Title & Recording $8,000 $9,000

Construction
Period Taxes

.0333507 times Land Costs

Legal & Closing
Costs

For review of land purchase contracts,
architecture/engineering contracts,
construction contracts and other closing

costs. $15,000

Opportunity Cost
of Funds

9% of total funds with an average balance
of 50% outstanding for 12 months.

Construction costs for the additions at the end of 1997 and
2002 were calculated at the above construction costs and
architectural/engineering fees inflated at 5% per year.

Operating expenses per net rentable area for the suburban
facility were calculated based on 1992 expenses from the
Institute of Real Estate Management data for buildings of
Consideration was also given to our

similar type and size.
experience at comparable buildings in the area.

dollars were computed as follows:

Utilities
Maintenance

Real Estate Taxes
Insurance

Low

$1.49
1.77
2.91

.29

$6.46/SF

Costs in 1994

High

$1.49
1.77
3.68
.29

$7.23/SF
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No allowance was made for any transition period required to
move from the current locations to the new building. In
addition, there are no moving costs incorporated in the model.

For Scenario 1, in which a downtown presence is maintained at
Capitol Square, it was assumed 6,500 s.f. would be needed for
retail and 6,000 s.f. for executive offices. The rental rate
used for the retail presence was $16.50 per s.f. (1993 dollars)
and $19.00 per s.f. for the executive offices.

The operating proformas have been prepared on a calendar year
basis. Anchor operates with a fiscal year-end of March 31st.

We have assumed that any Anchor properties sold on January 1,
1994 would be sold at prices equal to the 1992 appraised values
less 3% of the selling price for sales expenses and a deduction
for accrued real estate taxes. For purposes of determining
residual value after ten years we also used the current
appraised values. The residual value for the new facility is
equal to the original cost. We have not included any
adjustments for depreciation, appreciation or remodeling.
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SUMMARY RESULTS OF OCCUPANCY PROJECTIONS

CUMULATIVE | CUNULATIVE PV
AFTER-TAX COST |AFTER-TAX COST
BEFORE SALE | BEFORE SALE

1 CUMULATIVE | CUMULATIVE PV |
\AFTER-TAX COST }AFTER-TAX COST |
 AFTER SALE | AFTER SALE |

SCENARIO FIVE
KEEP ALL DOWNTOWN HOLDINGS
EXCEPT THE MADISON NEWSPAPER LOT

$477,505

[} 1
1 1
1 i
i 1
1 1
' f
1 1
[} 1
1 1
1 1
I ]
1 1
1 1
i 1

—_—
-
129
%3
=<3
o~
o
o~
-~

fasd

|
i
1
'
1
1
1
1
i )
H 1,075,544 | 192,641
1 1
1 1
1
i
i
1
i
i
)
'

SCENARIO TWO
KEEP ALL DOWNTONN HOLDINGS

—_—
()
o
L=
S
—
o
-~

SCENARIO FOUR
KEEP ALL DOWNTOWN HOLDINGS EXCEPT
PROVIDENT & MADISON NEWSPAPER LOT

SCENARIO THREE

)

i

|

1

i

i

i

1

1

i

1

1

1

1

i

1

i

|

[

)

1

1

I

i

i

1

1

1

i

i
KEEP ALL DOWNTOWN HOLDINGS H 1,144,289

'

1

|

1

1

I

|

i

1

I

i

i

I

1

1

1

1

1

1

i

i

'

|

)

1

1

1

i

i

]

1

1

EXCEPT THE PROVIDENT BUILDING

SCENARIO SIX - LOW
SELL ALL PROPERTIES EXCEPT
THE PROVIDENT BUILDING

2,622,982

2,740,627

SCENARIO ONE - LON
SELL ALL PROPERTIES

SCENARIO SIX - HIGH
SELL ALL PROPERTIES EXCEPT
THE PROVIDENT BUILDING

4,217,068

(2]
@
<
~
o
ry
~

4,469,726

SCENARIO ONE - HIGH
SELL ALL PROPERTIES

5,533,518 572,555

'
1
)
i
!
'
'
i
: 5,084,617
|
i
1
1
1
)
'
'
!
'

—
—
o~
r
o
-~
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o
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20-Nov-92 B
OCCUPANCY STUDY
— : FOR
| : ANCHOR BANK
| SUMMARY (HIGH ALTERNATIVE)
H SCENARIO ONE (HIGH) H SCENARIO TWO i SCENARIO THREE H SCENARIO FOUR H ~ SCENARIO FIVE " SCENARIO SIX (HIGH) "
% M " SELL ALL PROPERTIES 1 KEEP ALL DONNTOWN HOLDINGS |}  KEEP ALL DOKNTOWN HOLDINGS }IKEEP ALL DOWNTOWN HOLDINGS EXCEPT}}  KEEP ALL DOWNTOWN HOLDINGS |} SELL ALL PROPERTIES "
; H " 1 EXCEPT THE PROVIDENT BUILDING |}PROVIDENT & MADISON NENSPAPER LOT..EXCEFT THE MADISON NEWSPAPER LOT}} EXCEPT THE PROVIDENT BUILDING ||
L B T T S S o SR L el i avnescnontieséitninnontnetsenssoss: L R | [ ]
- " ' ' v ' " N
} ) H PV OF 1CUMULATIVE PV OF}} PV OF {CUMULATIVE PV OF}} PV OF {CUMULATIVE PV OF}! PY OF 1CUMULATIVE PV OF |} PV OF 1CUMULATIVE PY OF}} PV OF 1CUMULATIVE PV OF}}
| 11 NET OCCUPANCY |} NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY }} NET OCCUPANCY } NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY ; NET OCCUPANCY - }} NET OCCUPANCY | NET OCCUPANCY |}
- |1 COSTS NET OF | COSTS NET OF )} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF || COSTS NET OF | COSTS NET OF |} COSTS NET OF } COSTS NET OF |} COSTS NET OF | COSTS NET OF |}
i :’ YEAR 1OTAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS ) TAX BENEFITS |; TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |!
- A R ommermenennes- e s fomemmnennenneees hesennees : ! ! f fomeremeeeeenee i
? 1993 HH 6,199, 702 H 6,199,702 1} 61,202 } 61,202 |} 61,202 | 61,202 |} 61,203 | 61,203 |} 61,202 | 61,202 |} 6,199,703 } 6,199,703 |}
1 —:) 1994 " (5,269 949). 929,753 1} 32,595 | 93,797 |} 176,142 | 237,344 1) 182,905 | 244,108 |} (456,456)) (395,254) 1} (4,902,574)} 1,297,129 |}
1995 " 325,084 | 1,254,837 )} 40,310 } 134,107 }} 41,690 | 279,034 }} (763,598)} (519,490) )} 32,587 } (362,667) 1} 242,467 | 1,539,596 |}
- 1996 " 325,410 | 1,580,247 |} 48,799 ! 182,906 |1 21,175 § 306,209 ) 131,884 | (387,606) ) 41,112 | (321,555)1¢ 246,867 | 1,786,463 }}
i ;,:J 1997 " 325,644 | 1,905,891 |} 90,128 | 273,034 |} 78,583 | 384,792 1} 172,407 | (215,199) 1} 82,477 | (239,078)}} 248,093 | 2,034,556 |}
| 1998 " 759,601 | 2,665,492 1! 92,163 } 365,197 1} 89,959 | 474,751 |} 173,751 | (41,448)}} 84,548 | (154,530)1} 682,733 | 2,717,289 )
| . 1999 H 342,918 | 3,008,410 |} 93,804 | 459,001 }! 100,504 ! 575,255 |} 175,061 | 133,613 }) 86,225 | (68,305) !} 266,221 | 2,983,516 |}
§ o 2000 " 342,99 | 3,351,406 )1 95,349 | 554,350 |} 174,252 | 749,507 1} 176,272 | 309,885 |} 87,807 ! 19,502 |} 266,645 | 3,250,161 |}
| 2001 H 342,991 | 3,694,397 }) 96,886 | 651,236 }} 175,370 | 924,877 |} 177,380 | 487,265 |} 89,380 | 108,882 }} 267,073 | 3,517,234 |}
2002 " 775,328 | 4,469,725 }} 141,405 | 792,641 |} 219,413 | 1,144,290 |} 221,328 | 708,593 |} 133,934 | 242,816 |} 699,834 | 4,217,068 |}
:) RESIDUAL VALUE :E (3,897 170)' 572,555 }1 (3,073,156)} (2,280,515)} (2,813, 625)' (1,669,335))1 (2,496 744)' (1,788,151) ) (2,755,286) (2,512,470)}} (4,156 701)' 60,367 1}
[ IO P N P leceomosmocoonmes 10 e cecccecccacealccoccacocscccens [ DS e, [ P, locorcorooonsaoes [ PRI RO "
L Y Rt " jooomessssssesces (K] l """""""" [ Y Tttt " [ it (R} I """"""""""" 1R
0 572,555 : " (2,280,515)} " (1,669,335)} " (1,788, 151)' H (2,512,470)} " 60,367 H
) e S R tlazzssgeizgzeictl Vlzezzzzzzszzenss! Vizgeszoezazzzoss! Mozzzzzzzzzzesss! 192z2z22z2zrssens) '
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20-Nov-92
OCCUPANCY STUDY
FOR
ANCHOR BANK
SUMMARY (LOW ALTERNATIVE)

H SCENARIO ONE (LOW) " SCENARIO TNO " SCENARIO THREE H SCENARIO FOUR H SCENARIO FIVE H SCENARIO SIX (LOW) "
" SELL ALL PROPERTIES 1 KEEP ALL DOWNTOWN HOLOINGS }}  KEEP ALL DOWNTOWN HOLDINGS }}KEEP ALL DOWNTONN HOLDINGS EXCEPT!}  KEEP ALL DOWNTOWN HOLDINGS |} SELL ALL PROPERTIES "
" " i+ EXCEPT THE PROVIDENT BUILDING }}PROVIDENT & MADISON NEWSPAPER LOT|)EXCEPT THE MADISON NEWSPAPER LOT}} EXCEPT THE PROVIDENT BUILDING }!
Il i ccceccsccccccncmeremeaaeanen | Il e accccccececccamacacceccan—n | I P e S UL I Il e cccccccccccemccmcccmcanamaae | P vy S S 1N
(K] " (R} N (N} (R} "
i1 NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY } NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY }} NET OCCUPANCY ! NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY !
11 COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF !}
YEAR 11 TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS || TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS ! TAX BENEFITS ! TAX BENEFITS |!
_______________ [ IO DI RE i DI IR DI RPIUR It DRI BRI URE I BTN DR 1§ BT DR N | —mmal el
(N} ) R ] (R} 1 " i LR ) iR} 1 [N]
1993 " 4,928,802 | 4,928,802 |} 61,202 | 61,202 }} 61,202 | 61,202 }} 61,203 | 61,203 |} 61,202 | 61,202 ) 4,928,803 } 4,928,803 |}
1994 o (5,284,007)) (355,205) 1} 32,595 | 93,797 |} 176,142 | 237,344 1} 182,905 | 244,108 |} (456,456) (395,254) 1} (4,916,632)} 12,171
1995 h 311,027 ) (44,178) 1} 40,310 ) 134,107 )} 41,690 | 279,034 |} (763,598)} (519,490) 1} 32,587 | (362,667)11 228,409 | 240,580 }}
1996 " 294,694 | 250,516 |} 48,799 | 182,906 |} 27,175 | 306,209 |} 131,884 | (387,606) 11 41,112 | (321,555)}} 232,359 | 472,939 |}
1997 H 624,106 | 874,622 |} 90,128 | 273,034 |} 78,583 | 384,792 |} 172,407 | (215,199)11 82,477 | (239,078)} 233,165 | 706,104 )
1998 " 309,345 | 1,183,967 |} 92,163 } 365,197 14 89,959 | 474,751 |} 173,751 | (41,448) )} 84,548 | (154,530)}1 579,056 | 1,285,160 |}
1999 u 308,955 | 1,492,922 4 93,804 | 459,001 }} 100,504 | 575,255 |} 175,061 | 133,613 11 86,225 | (68,305)}1 249,257 | 1,534,417 }}
2000 " 308,665 | 1,801,587 |} 95,349 | 554,350 |} 174,252 } 749,507 |} 176,212 | 309,885 || 87,807 | 19,502 }} 249,290 | 1,783,707 |}
2001 0 308,321 § 2,109,908 }} 96,886 | 651,236 1} 175,370 | 924,877 |} 177,380 | 487,265 |} 89,380 | 108,882 |} 249,361 | 2,033,068 )}
2002 " 630,719 } 2,740,627 |} 141,405 | 792,641 |} 219,413 |} 1,144,290 |} 221,328 |} 708,593 1} 133,934 | 242,816 |} 589,914 | 2,622,982 |}
RESIDUAL VALUE |}  (2,923,385)} (182,758)3%  (3,073,156)) (2,280,515)}1 (2,813,625)} (1,669,335)1)  (2,496,744)} (1,788,151)}} (2,755,286)} (2,512,470)}} (3,343,699)} (720,717)}}
| P leceoroovonmencns [ I, lecerwovovaammnse [ P lecvecoonmocecans [ P levococmenomemeemee | lecosorescvonseny [} PO lecocarooamooaaes "
1 [ ittt itid LN jTesssesssesecaes [R] j=ssssssssscsssss (] jesssssesssassscss [} | It (R freostssescassere 1N
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EXHIBIT C
)
’ OCCUPANCY STUDY
FOR
| Q) ) ANCHOR BANK
| SOURCES AND USES OF FUNDS STATEMENT
i PROPOSED NEW SUBURBAN OFFICE
| ) ORIGINAL CONSTRUCTION FIRST ADDITION SECOND ADDITION
(1993) (1997) (2002)
fio--- e i

| LOW HIGH Lo HIGH |} LOW HIGH |}
O T D T e e (i letmen. | eenmtmemmie Ml ccecece cccemcceee Flemcceccce . ccemcmeee 1]
oy SOURCES i t t
- ANCHOR BANK CAPITAL $4,867,600 $6,138,500 |1$430,760 $544,530 |1$551,360 $700,110 3}
| zzzzzzzIziss zzzzzzzzzzz)fzzsoozoosz zzzzizzscs))aszzszzzs sszzzzzzzly
0 H i ii
- USES o " 1
| CONSTRUCTION $3,660,000 $4,575,000 |}$396,000 $500,500 |}$506,000 $643,500 )}
} 'f_} ARCHITECT/ENGINEERING H " "
E ‘ FEES 219,600 214,500 |1 23,760 30,030 }} 30,360 38,610 |}
| MISC. ENGINEERING 25,000 25,000 |} i It
‘ D CONSTRUCTION PERIOD TAXES 26,000 35,000 ) " "
} LEGAL AND CLOSING COSTS 15,000 15,000 |} H H
| OPPORTUNITY COST OF FUNDS 130,000 160,000 |} 11,000 14,000 }} 15,000 18,000 }}
| :‘) "TITLE AND RECORDING COSTS 8,000 9,000 }} " H
| LAND 784,000 1,045,000 3} i "
s eeessasesass | aasasssesss Il cccanae eeccecee=s e cccece comecmee= (X}
] (R} [ [N
1 by TOTAL : $4,867,600 $6,138,500 |1$430,760 $544,530 |1$551,360 $700,110 }}
i = z22222222332 zzzzzoziszzliezerizoos zzzszzzzzz)lozzizzze: zzzizzizs)l
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§)
: OCCUPANCY STUDY
i) FOR
’ ANCHOR BANK
| DPERATING EXPENSES ANALYSIS
) PROPOSED SUBURBAN BUILDING
e . CALCULATION OF REAL ESTATE TAXES:
PER 1992 IREM FIGURES :
| (PER NET RENTABLE SF) LOW HIGH LOW HIGH LOW OPTION
R T R i OPERATING  OPERATING  OPERATING OPERATING  CAPITAL ====-=---
) © MADISON REGIONAL SUBY EXPENSES EXPENSES  EXPENSES EXPENSES ~ SQUARE(S) CONSTRUCTION COSTS 4,444,000
SUBURBAN  BY BLDG SIZE 1992 1992 1992 1994 1994 1992 X 1991 MILL RATE X 0.0333507
‘) ..................................................................................................
) UTILITIES 1.03 1.43 1.60 1.35 1.35 1.49 1.49 2.18 148,211
! MAINTENARCE PSF 2.64
JANITORIAL 0.73 0.72 . fzaiszisiz:
SECURITY 0.03 0.005
SNOW REMOVAL 0.12 0.09
GROUNDS CARE 0.18 0.10
BLDG. MAINT. 0.68 0.60 HIGH OPTION
RUSBISH REMOVAL 0.05 0.050 e
1.79 1.46 1.57 1.61 1.61 1.77 1.1 2.39 CONSTRUCTION COSTS 5,620,000
X 1991 MILL RATE X 0.0333507
INSURANCE 0.11 0.1 0.09 0.26 0.26 0.29 0.29 0.3 e
. 187,431
M) R.E. TAXES 1.7 1.74 1.73 2.64 L1 2.91 3.68 3.56
--------- PSF 3.34
) 8.47 sszsizozass
:) sa3zz223222
J
ASSUNPTIONS:
D 1. UTILITIES AND MAINTENANCE FIGURES ARE CALCULATED BY TAKING AN AVERAGE OF THE 5. CAPITAL SQUARE INCLUDES THE 1992 EXPENSES FOR CAPITAL SQUARE, PARKING RAMP AND NEWSPAPER LOT.
1992 IREM EXPENSES AND THE SUBY EXPENSES.
| , : UTILITIES MAINTENANCE INSURANCE TAXES TOTAL
9 2. THE INSURANCE EXPENSE IS THE PSF EXPENSE INCURRED FOR CAPITAL SQUARE. SINCE SOME ~ =smes=s=e= ssesecsso sossomeme ssesmseese semeeeeee
" OF THE INSURANCE EXPENSE APPEARS TO BE RELATED TO THE TYPE OF INDUSTRY IV CAPITAL SQUARE 184,723 179,895 23,29 223,450 611,364
SEEMED MORE APPROPRIATE TO USE THE CAPITAL SQUARE FIGURE THAN COMPARABLES FOR PARKING RAMP 10,532 32,411 5,134 71,704 119,841
D) SUBURBAN PROPERTY. NEWSPAPER LOT N/A 1,625 1,612 23,345 26,642
3. THE REAL ESTATE TAXES WERE CALCULATED USING THE COST OF CONSTRUCTION AND THE T0TAL 195,255 213,991 30,102
o 1991 MILL RATE AND REFLECT CASH BASIS TAX EXPENSE. sszzzzzse zzzzzzzzz
PSF 2.18 2.39 0.34

4. 1994 EXPENSES WERE DERIVED BY INFLATING 1992 EXPENSES 5% FOR EACH OF THE YEARS. sIzzzziiz zIzzizzzz Trzzzzizz




OCCUPANCY STUDY
FOR
ANCHOR BANK
DEPRECIATION SCHEDULES FOR PROPOSED SUBURBAN BUILDING

ACCUM.
1995 1996 1997 1998 1999 2000 2001 2002 DEP.

16-Nov-92
h)
b) LOW ALTERNATIVE
DEPRECIABLE
3 cosT 1994
INITIAL CONSTRUCTION:
) MACRS RATES - 31.5 YEARS 0.03042
DEPRECIATION 3,953,600 120,269
) FIRST ADDITION:
MACRS RATES - 31.5 YEARS
p

DEPRECIATION 419,760

bE "~ CAPITALIZED EXPENDITURES 132,700 242

0.03175 0.03175 0.03175 0.03175 0.03175 0.03175 0.03175 0.03174

125,527 125,527 125,527 125,527 125,527 125,527 125,527 125,487 1,124,443

0.03042 0.03175 0.03175 0.03175 0.03175
12,769 13,321 13,327 13,321 13,321 66,019

688 1,134 1,580 2,048 2,533 3,019 3,505 3,991 18,738

126,215 126,661 127,107 140,343 141,387 141,873 142,359 142,805 1,209,260

1995 1996 1997 1998 1999 2000 2001 2002 DEP.

120,510

>

HIGH ALTERNATIVE
? DEPRECIABLE

cosT 199

) INITIAL CONSTRUCTION:

WACRS RATES - 31.5 YEARS 0.03042
)

DEPRECIATION 4,933,500 150,077

) FIRST ADDITION:
MACRS RATES - 31.5 YEARS

3 DEPRECIATION 530,530

CAPITALIZED EXPENDITURES 132,700 242

0.03175 0.03175 0.03175 0.03175 0.03175 0.03175 0.03175 0.03174

156,639 156,639 156,639 156,639 156,639 156,639 156,639 156,589 1,403,137

0.03042 0.03175 0.03175 0.03175 0.03175
16,139 16,844 16,844 16,844 16,844 83,516

688 1,134 1,580 2,048 2,533 3,019 3,505 3,991 18,738

b) .

150,319

157,326 157,772 158,219 174,825 176,016 176,502 176,988 177,424 1,505,391

(4
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SCENARIO ONE (SELL ALL PROPERTIES)
LOW ALTERNATIVE

1
1
leemeesness s L ) *
CAPITAL |
]
'

]
]

| i ]
1 H NEW CAPITAL SQUARE MADISON TOTAL 1
YEAR 1 OUTLAY i FACILITY AND RAMP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS;
______________ | PP I IO cmmun ———— PR, cesErcttrembann menemscinesseasl
] X R 1
1993 4,867,600 |} N/A 91,078 12,783 117,251 221,112 )
1994 \ " 377,139 232,313 N/A N/A 609,451 |
1995 H H 395,293 243,928 N/A N/A 639,221 |
1996 H " 414,355 256,125 N/A N/A 670,480 |
1997 H 430,760 |} 434,370 268,931 N/A N/A 703,301 §
1998 H " 496,812 282,311 N/A N/A 779,189 |
1999 ' " 520,888 296,496 N/A N/A 817,384 |
2000 i " 546,167 3,321 N/A N/A 857,488 |
2001 1 i 512,710 326,887 N/A N/A 899,597 |
2002 ' 551,360 }} 600,581 143,231 N/A N/A 943,812 |
RESIDUAL VALUE} " i
| Ll ecccaceeeeoe ceeecsceeeseses memsemeeesemens se-eseecsesseee meeeemmeceseses 1
1 H !
} 5,849,720 }} 4,358,314 2,652,687 12,783 117,251 7,141,035 |
. 1
1

NOTES: 1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN.
2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
3. IF A BUILD AND TAX-FREE EXCHANGE CAN BE NEGOTIATED

KHICH WOULD DEFER THE TIMING OF TAX PAYMENT OF CAPITAL GAINS TAX THEN THE PV OF NET
OCCUPANCY AFTER TAXES WOULD DECLINE 70 ($830,459) (A DIFFERENCE OF $647,701).

EXHIBIT D

OCCUPANCY STUDY
FOR
ANCHOR BARK

i

"

0CCUPANCY COST |}
INCOME TAX |}  SALES

[}

(R

BENEFITS PROCEEDS

(3]
"
[ R
[N
TAX ON GAIN }}
ON SALE 1)

1

1

]

:

]

H

............. :
(159,910) 1 i
(279,205)! (7,364,846)"
(293,041)}! H
(305,405)!! !
(318,380) 11 H
(352,651)!! !
(367,954)! !
(383,784)!! !
(400,396) ! H
(417,814)}} H
1 (5,396,730)) 403,170
............................. | SRR

(3,278,538) )} (12,761,576); 1,863,140 }}

................ lleavcevaceconelonsccencovanaal

]
i
KET 0CCUPANCY |
COSTS NET OF |
TAX BENEFITS |
_______________ 1
1

4,928,802 |
(5,574,629)!
346,181 |
365,074 !}
815,681 |
426,539 |
449,430 |
413,704 |
499,201 |
1,077,358 |
(4,993,560)!

(1,186,219)}

CUMULATIVE
NET OCCUPANCY
COSTS NET OF
TAX BENEFITS

4,928,802
(645,827)
(299,647)

65,428
881,109

1,307,648

1,757,078

2,230,782

2,729,983

3,807,342

(1,186,219)

PV OF
ET OCCUPANCY
0STS NET OF
AX BENEFITS

- o=

El E N E B OB NN B N B B DR B B OER
.

CUNULATIVE PV OF
NET OCCUPAKC

TAX BENEFIT!

4,928,802
(5,284,007)
311,027
294,694
624,106
309,345
308,955
308,665
308,321
630,719

]
t
]
]
]
]
]
i
]
i
1
'
]
]
]
]
]
1
1
1
]
]
1
]
]

i

(R}

A

€0STS NET OF !!
S 0

HH

4,928,802 !!
(355,205) 1
(44,178) 1!
250,516 1!
874,621 !!
1,183,967 !}
1,492,922 1!
1,801,587 !!
2,109,908 !
2,740,627 !
(182,758)!

1%
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ANCHOR BANK

BENEFITS FROM SALE OF PROPERTIES - 1/1/94

CAPITAL SQUARE MADISON

AND PARKING RAMP  NEWSPAPER LOT PROVIDENT TOTAL

SALES PRICE 6,760,000 550,000 685,000 7,995,000
LESS: 3% SALES COSTS (202,800) (16,500) (20,550) (239,850)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (325,407) (25,738) (39,159) (390,304)
SALES PROCEEDS 6,231,793 507,762 625,291 7,364,846
ORIGINAL COST 7,189,140 583,470 710,124 8,542,735
LESS: ACCUMULATED -

DEPRECIATION (AS OF 12/31/93) (4,050,157) 0 (480,943) (4,531,099)
BASIS

TAXABLE GAIN

ANCHOR BANK ,
BENEFITS FROM SALE OF PROPERTIES - 1/1/03

LOW OPTION
NEW
FACILITY TOTAL

SALES PRICE 5,849,720 5,849,720
LESS: 3% SALES COSTS (175,492) (175,492)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (277,498) (277,498)
SALES PROCEEDS 5,396,730 5,396,730
ORIGINAL COST 5,849,720 5,849,720
LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/02) (1,209,260) (1,209,260)
BASIS 4,640,460 4,640,460
TAXABLE GAIN 1,033,768 1,033,768

HE El EE EE I E B A B B B O El OBl N Il EE B B ER
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18-Nov-92

OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
RENT FOR DOWNTOWN FACILITY

TOTAL OPERATING EXPENSES

REMODELING COSTS
CAPITALIZED EXPENDITURES

TOTAL CASH OCCUPANCY COSTS
INCONE
NET RENTAL INCOME
PARKING INCOME-TENANTS
PARKING INCOME-EMPLOYEES
TOTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY. COSTS
TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

El KA E ) EI K EE N SN El =N EHE = K=
OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE - LOW
STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES
1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
249,890.15  99,756.41 104,744.23  109,981.44  115,480.51 132,042.30 138,644.42 145,576.64 152,855.47 160,498.25 1,409,469.81
231,577.83  B83,646.68  87,829.01 92,220.46 96,831.48 110,718.70 116,254.64 122,067.37 128,170.74 134,579.27 1,203,896.17
371,718.57  163,575.72  171,754.51  180,342.23  189,359.34 217,421.31 228,298.68 239,713.61 251,699.29 264,284.25 2,218,173.51
34,211.25  16,109.73  16,915.22 17,760.98 18,649.03 21,323.60 22,389.78 23,509.27 24,684.73 25,918.97  221,538.56
0.00 232,312.50 243,928.13  256,124.53  268,930.76 282,377.30 296,496.16 311,320.97 326,887.02 343,231.37 2,561,608.74
887,463.80  595,401.03  625,171.09  656,429.63  689,251.12 763,889.22 802,083.67 842,187.86 884,297.25 928,512.11 17,674,686.79
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
60,000.00  14,050.00  14,050.00 14,050.00 14,050.00 15,300.00 15,300.00 15,300.00 15,300.00 15,300.00  192,700.00
947,463.80  609,451.03  639,221.09  670,479.63  703,301.12 119,189.22 817,383.67 857,487.86 899,597.25 943,812.11 7,867,386.79
(553,652.52) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (553,652.52)
(106,360.88) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (106,360.88)
(66,338.40) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (66,338.40)
(726,351.80) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (726,351.80)
221,112.00  609,451.03  639,221.09  670,479.63  703,301.12 719,189.22 817,383.67 857,487.86 899,597.25 943,812.11 7,141,034.99
248,913.33  120,510.00 126,215.00  126,661.00  127,107.00 140,343.00 141,387.00 141,873.00 142,359.00 142,805.00 1,458,173.33
470,025.33  729,961.03  765,436.09  797,140.63  830,408.12 919,532.22 958,770.67 999,360.86  1,041,956.25 1,086,617.11 8,599,208.32

(159,909.88) (279,205.30) (293,040.57) (305,405.35) (318,379.67)

(352,650.56)

(367,953.56)

310,115.45

450,755.73

472,395.51

491,735.29

512,028.45

566,881.65

(383,783.73)

(400,395.94)

(417,813.67)(3,278,538.25)

(1)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.

Gy
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE - LOW
STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

OCCUPANCY COSTS
CASH OCCUPANCY COSTS

OPERATING EXPENSES

HAINTENANCE 0.00  99,756.41 104,744.23 109,981.44  115,480.51 132,042.30 138,644.42 145,576.64 152,855.47 160,498.25 1,159,579.65

UTILITIES 0.00 B83,646.68  87,829.01  92,220.46  9¢,831.48 110,718.70 116,254.64 122,067.37 128,170.74 134,579.21  972,318.34

REAL ESTATE TAXES : 0.00 163,575.72 171,754.51 180,342.23 189,359.34 217,427.31 228,298.68 239,713.61 251,699.29 264,284.25 1,906,454.94

INSURANCE 0.00  16,109.73  16,915.22  17,760.98  18,649.03  21,323.60  22,389.78  23,509.27  24,684.73  25,918.97  187,261.31

TOTAL OPERATING EXPENSES 0.00 363,088.53 381,242.96  400,305.10 420,320.36 481,511.92 505,587.51 530,866.89  557,410.23 585,280.74 4,225,614.25

CAPITALIZED EXPENDITURES 0.00  14,050.00  14,050.00  14,050.00  14,050.00  15,300.00  15,300.00  15,300.00  15,300.00  15,300.00  132,700.00
TOTAL CASH OCCUPANCY COSTS 0.00 377,138.53 395,292.96 414,355.10 434,370.36 496,811.92 520,887.51 546,166.89 572,710.23  600,580.74 - 4,358,314.25
INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
TOTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
NET CASH OUTLAY BEFORE TAXES 0.00 377,138.53  395,292.96 414,355.10 434,370.36 496,811.92 520,887.51 546,166.89  572,710.23  600,580.74 4,358,314.25
DEPRECIATION 0.00 120,510.00 126,215.00 126,661.00 127,107.00 140,343.00 141,387.00 141,873.00 142,359.00  142,805.00 1,209,260.00
TAXABLE OCCUPANCY COSTS 0.00 497,648.53 521,507.96 541,016.10 561,477.36 637,154.92 662,274.51 688,039.89  715,069.23  743,385.74 5,567,574.25
TAX BENEFITS (1) 0.00 (188,603.43) (197,908.60) (205,516.78) (213,496.67) (242,523.42) (252,320.06) (262,368.56) (272,910.00) (283,953.44)(2,119,600.96)
NET OCCUPANCY COSTS AFTER TAXES 0.00 309,045.10 323,599.35 335,499.32 347,980.69 394,631.50 409,954.45 425,671.33  442,159.23  459,432.30 3,447,973.29

(1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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OCCUPANCY COSTS
CASH OCCUPARCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
RENT FOR DOWNTONN FACILITY
TOTAL OPERATING EXPENSES

REMODELING COSTS
CAPITALIZED EXPENDITURES

TOTAL CASH OCCUPANCY COSTS

INCOME
NET RENTAL INCOME

TOTAL INCOME

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS (1)

NET OCCUPARCY COSTS AFTER TAXES

EE EE = El s

0.00

0.00

0.00

. 0.00
243,928.13

OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO ONE - LOW

STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

0.00
0.00
0.00
0.00
256,124.53

0.00
0.00
0.00
0.00
268,930.76

0.00
0.00
0.00
0.00
282,377.30

0.00
0.00
0.00
0.00
296,496.16

0.00
0.00
0.00
0.00
311,320.97

0.00
0.00
0.00
0.00
326,887.02

0.00 188,889.75
0.00  193,958.68
0.00  234,622.17
0.00 24,460.80
343,231.31 2,561,608.74

296,496.16

0.00
0.00

311,320.97

0.00
0.00

343,231.37 3,203,540.14

0.00 0.00
0.00 35,000.00

343,231.37 3,238,540.14

0.00  (553,652.52)

0.00  (553,652.52)
343,231.37 2,684,887.62

0.00  152,024.81

1993 1994
188,889.75 0.00
193,958.68 0.00
234,622.11 0.00

24,460.80 0.00

0.00 232,312.50
641,931.40  232,312.50
0.00 0.00

35,000.00 0.00

676,931.40  232,312.50
(553,652.52) 0.00
(553,652.52) 0.00

123,278.88  232,312.50

152,024.81 0.00

275,303.69  232,312.50

(93,718.44)

(90,601.88)

243,928.13

(95,131.97)

256,124.53

(99,888.57)

268,930.76

(104,883.00)

282,377.30

(110,127.15)

296,496.16

(115,633.50)

311,320.97

(121,415.18)

326,887.02

(127,485.94)

343,231.31 2,836,912.43

(133,860.23)(1,092,745.85)
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS
INCOME
PARKING INCOME - TENANTS
PARKING INCOME - EMPLOYEES
TOTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE - LOW
STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP

_E I N E G E DI ER B D Bl DD SR DR NI O EE EE O EE Em

1993 1994 1995 1996 1997 1998 1999 2000 : 2001 2002 TOTAL
34,094.15 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 34,094.15
10,532.43 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 10,532.43
75,289.21 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 75,289.21

5,390.70 0.00 . 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 5,390.70

125,306.50 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  125,306.50
125,306.50 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  125,306.50
(106,360.88) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (106,360.88)
(51,146.40) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (51,146.40)
(157,507.28) - 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (157,507.28)
(32,200.78) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (32,200.78)
64,558.09 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 64,558.09
32,357.31 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 32,351.31
(12,619.35) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (12,619.35)
19,737.96 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 19,737.96

8%
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| . OCCUPANCY STUDY
g FOR
ANCHOR BANK

i

\

| : SCENARIO ONE - LOW

| STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING
\

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE 25,200.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 25,200.00
UTILITIES 21,086.71 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 21,086.71
] REAL ESTATE TAXES 0 31,294.43 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 37,294.43
N INSURANCE 2,670.15 0.00 . 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 2,670.15
6 TOTAL OPERATING EXPENSES 92,251.29 0.00 0.00 0.00 0.00 0.00 C0.00 0.00 0.00 0.00 92,251.29
CAPITALIZED EXPENDITURES 25,000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 25,000.00
h TOTAL CASH OCCUPANCY COSTS 117,251.29 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 117,251.29
%) RENTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
NET CASH OUTLAY BEFORE TAXES 117,251.29 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  117,251.29
=) DEPRECIATION 32,330.43 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 32,330.43
P TAXABLE OCCUPANCY COSTS 149,581.72 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  149,581.72
TAX BENEFITS (1) (48,586.87) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (48,586.87)
- NET OCCUPANCY COSTS AFTER TAXES ~ 100,994.85 0.00 0.00 0.00 0.00
3 ;
+ (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
3 N
= O
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS

INCONE
PARKING INCOME - EMPLOYEES

TOTAL INCONE

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE - LOW

STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT

2000

1,706.25
0.00
24,512.76
1,755.60

1,706.25
0.00
24,512.76
1,755.60

21,974.61

21,974.61

(15,192.00)

(15,192.00)

12,782.61

27,974.61

21,974.61

(15,192.00)

(15,192.00)

12,782.61

12,782.61

(4,985.22)

12,782.61

(4,985.22)

1996 1998
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 - 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 ----8.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00

0¢
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1

; : OCCUPANCY STUDY
| D FOR

| ANCHOR BANK

T SCENARIO ONE (SELL ALL PROPERTIES)
| LOW ALTERNATIVE - WITH APPRECIATION

| CUMULATIVE |} PV OF 1CUMULATIVE PV OF |}

[} (N} ] [N}
' ] 1l (X ! [N
) ' e Al OCCUPANCY COSTS-===========-===s=mmmoccoocooees 10CCUPANCY COST }} H 11 NET OCCUPANCY | HET OCCUPANCY |, NET OCCUPANCY } NET OCCUPANCY 1}
,  CAPITAL [} NEW CAPITAL SQUARE HADISON TOTAL | INCOME TAX |}  SALES | TAX ON GAIN }} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF 1}
YEAR | OUTLAY |} FACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS; BENEFITS |} PROCEEDS |} ON SALE |} TAX BENEFITS | TAK BEREFITS |} TAX BENEFITS | TAX BENEFITS |}
[, ] [N v ehtmessssGsasre MEREar e e e . | RO | I | P [ . | o R R . )
| ] i ] 1N [} " ] [N} ' (X}
| 1993 4,867,600 |) N/A 91,078 12,783 117,251 221,112 | (159,910) H h 4,928,802 , 4,928,802 |} 4,928,802 | 4,928,802 |}
1 o 1994 \ I 317,139 232,313 K/A N/A 609,452 | (279,205)}1 (7,364,846)) 1,459,971 |}  (5,574,628), (645,827)1%  (5,284,006)} (355,204) 1}
| )] 1995 H " 395,293 243,928 /A /A 639,221 | (293,041) )} H H 346,180 | (299,646) 11 311,026 | (44,178)1}
| 1996 : " 414,355 256,125 N/A N/A 610,480 | (305,405) ' " 365,075 § 65,428 |} 294,694 | 250,516 1}
| 1997 1 430,760 |} 434,370 268,931 N/A N/A 703,301 | (318,380) : " 815,681 | 881,110 {; 624,106 | 874,622 ||
f My 1998 ! " 496,812 282,311 /A /A 719,189 | (352,651) 1 H " 426,538 | 1,307,648 }} 309,345 | 1,183,967 §,
} 1999 1 H 520,888 296,496 . /A N/A 817,384 | (367,954) 11 H H 449,430 | 1,752,079 {) 308,955 1,492,922 |}
| 2000 H H 546,167 311,321 N/A N/A 857,488 | (383,784)11 H H 473,704 | 2,230,783 |} 308,665 | 1,801,588 }}
‘g £ 2001 : " 572,710 326,887 N/A N/A 899,597 } (400,396) H " 499,201 | 2,729,984 |} 308,321 2,109,909 1)
‘ 2002 H 551,360 1§, 600,581 343,231 /& K/A 943,812 | (417,814) 1} ‘ H " 1,077,358 | 3,807,342 |, 630,719 2,740,628 {}
| RESIDVAL VALUE | H H 1 (5,866,878)) 586,527 |} (5,280,350)}  (1,473,008)}}  (3,091,281)} (350,653) 11
'S ! " cvieieesueieas semesiieamnente Smmemawn R " ! Hoeeee trzzzzzzzzzoazzz)lececececceoaes Vzzzzzzzzzzzzzzzz))
! | 5,849,720 4,358,315 2,652,687 12,783 117,251 7,141,036 | (3,218,538)}} (13,231,724)} 2,046,498 }}  (1,473,008); " (350,653)1 H
1 Vszzzozzozzszzllozsszzosizoizoz SIZIIIIiiIIiIiosIIIITIITINIoSIIIIIIIISoNT IIIIIIIiiziiiazizzzzzizazzaz))szazzzzizzazziszizzzzzeozizoiiszzziziziizzooizy Wezzzzzzzzzozzzz! "
O
‘ NOTES: 1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN.
3 2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
|
e
£
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OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO ONE (SELL ALL PROPERTIES)
LON ALTERNATIVE - WITH DEPRECIATION

H " H " H " + CUMULATIVE )} PV OF 1CUMULATIVE PV OF}|

H e L LI LIS DL LI E L OCCUPANCY COSTS======-===-ncmscmmcccacccnnncann 10CCUPANCY COST |} H 1 NET OCCUPANCY | NET OCCUPANCY !} NET OCCUPANCY | NET OCCUPANCY 1|

| CAPITAL }} NEW CAPITAL SQUARE MADISON TOTAL 1 INCOME TAX |} SALES | TAX ON GAIN |} COSTS NET OF ! COSTS NET OF |} COSTS NET OF | COSTS NET OF ,}

YEAR 1 OUTLAY |} FACILITY AND RAMP NEWSPAPER LOT PROVIDENT = OCCUPANCY COSTS}  BENEFITS i1 PROCEEDS ) ON SALE ) TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |}
{ . I acciacnacasenn cectecaecncancs aceseersreandas GCineectantnrene SnEasenanseennn }mmcccmcceacan- | I | | I | I 1 | P A T [N)

) " 1 i ) " 1 " ] ()

1993 V4,867,600 }) N/A 91,078 12,783 117,251 221,112 } (159,910)}} H " 4,928,802 | 4,928,802 }; 4,928,802 | 4,928,802 }}
1994 H " 317,139 232,313 NA N/A 609,452 | (279,205)1%  (7,364,846)) 1,459,971 |} (5,574,628)! (645,827)}1 (5,284,006)} (355,204) !
1995 : N 395,293 243,928 N/A N/A 639,221 | (293,041) 1} H " 346,180 | (299,646) 1} 311,026 | (44,178)})
1996 H " 414,355 256,125 N/A N/A 670,480 | (305,405) 1 ! H 365,075 | 65,428 |} 294,694 | 250,516 }}
1997 H 430,760 |} 434,370 268,931 N/A N 703,301 | (318,380) 1) H " 815,681 | 881,110 }} 624,106 | 874,622 |}
1998 ! " 496,812 282,317 N/A Na 179,189 | (352,651)1} H " 426,538 | 1,307,648 ! 309,345 | 1,183,967 |}
1999 ' " 520,888 296,496 - N/A N/A 817,384 | (367,954)}1 H 0 449,430 | 1,757,079 |} 308,955 | 1,492,922 |}
2000 H " 546,167 311,321 N/A N/ 857,488 | (383,784)11 H " 473,704 | 2,230,783 |} 308,665 | 1,801,588 )}
2001 H H 572,710 326,887 NA Na 899,597 | (400,396) 1} H " 499,201 | 2,729,984 }} 308,321 | 2,109,909 }}
2002 H 551,360 |} 600,581 343,231 N/A NA 943,812 | (417,814) 1} H " 1,077,358 | 3,807,342 |} 630,719 | 2,740,628 }}
RESIDUAL VALUE | " . H 1 (4,958,366)) 232,208 |} (4,726,158)} (918,816) ! (2,766,839)} (26,212)}}
H e e L L L R R e ommmeemmmae st trzzzzzzzazzzzzlleeesecsmnonnnas Vzzzzzzzzzzazzeozz))

! 5,849,720 }) 4,358,315 2,652,687 12,783 117,251 7,141,036 | (3,218,538) )} (12,323,211)} 1,692,178 }} (918,816)} " (26,212)} "
lewcocooononnn llecccocoscovsvoe voccnssrcwrenon vorovvosravrerss sscrsrsrevernss sewwwesceveneen lecoscocovonnonn Hecevconooceons lecccwovoroocellonceccncoccocnn ] Hlecerceorvonvnns ] [N}
gesmsssssseses [N Bebathieiehieb bl joomsssssssssses [ Bataiaiettfeiitd [t [N St ) pgmsmssssssssses 1 LR}

NOTES: 1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN.

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.

4]
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EXHIBIT E

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE (SELL ALL PROPERTIES)
HIGH ALTERRATIVE
] i
t 1

1 CUMULATIVE Py OF 1CUNULATIVE PV OF ||

i [N} [} " [}

1 1 1h) 1 [N L}
H e OCCUPANCY COSTS---==-==-=-===conssmmmmonnnnnnn /1 OCCUPANCY COST |} H '+ NET OCCUPANCY | NET DCCUPANCY |} NET OCCUPANCY ; NET OCCUPANCY 1|}
| CAPITAL |} NEW CAPITAL SQUARE MADISON TOTAL ! INCOME TAX |} ~ SALES | TAX ON GAIN }} C0sTS ) COSTS NET OF |} COSTS NET OF | COSTS NET OF |}
YEAR 1 OUTLAY )} FACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS!  BENEFITS |} PROCEEDS | ON SALE |} AFTER TAXES ' THX BENEFITS |} TAX BENEFITS | TAX BENEFITS |}
cmmm! cemed e icdcceccee emecmecmmescees Seememcesmseeee® eeeememeeemmmeeee memeeemesm===es | N [ eeelcccccccccaaaa | PO - | . 1 . )
' [N} ] " ' " 1R} 1 "
1993 16,138,500 }} N/A 91,078 12,783 117,251 221,112 | (159,910)}} : " 6,199,702 : 6,199,702 |} 6,199,702 | 6,199,702 |}
1994 H " 420,511 232,313 N/A N/A 652,823 | (307,746)}) (7,364,846)) 1,459,971 1} (5,559,798)} 639,904 11 (5,269,949)) 929,753 |1
1995 H " 440,834 243,928 N/A N/& 684,762 | (322,935)}) ' " 361,827 | 1,001,732 }} 325,084 } 1,254,838 |1
1996 H i 462,113 256,125 N/A N/A 718,298 | (336, 188)" H " 382,110 | 1,383,842 |} 325,410 | 1,580,248 |}
1997 H H 484,579 268,931 N/A N/A 753,510 | (350,095) 1} ' H 403,415 | 1,787,257 |} 325,644 | 1,905,892 |}
1998 H 544,530 |} 554,431 282,311 - N/A N/A 836,809 | (388,570)” H " 992,768 | 2,780,025 |} 759,601 | 2,665,493 |}
1999 : " 581,388 296,496 N/A N/A 877,884 | (405,054) 1} H " 472,830 | 3,252,855 |} 342,918 ) 3,008,411 })
2000 ' " 609,692 311,321 N/A N/A 921,013 § (422,064)}} H H 498,949 | 3,751,805 {1 342,99 | 3,351,407 })
2001 H H 639,412 326,887 N/A N/A 966,299 | (439,915)}) : H 526,384 : 4,278,189 || 342,991 } 3,694,398 |}
2002 H 700,110 |} 670,617 343,231 N/A N/A 1,013,849 | (458,629) 1} H " 1,255,329 | 5,533,518 |} 115,328 | 4,469,726 |}
RESIDUAL VALUE) i H 1 (6,810 609)' 500,720 11 (6,309,889); (176,311)3F  (3,897,170)} 572,555 1}
H -==t}- o mmeesememmmmeme mmmeeececcooos coccecoscocomes oo B e e RIS E Pleemseoomeeseeetzzzzzzzzzzzzzzz ) fememmecenaaean zzzzzzzzzzzzzzzzld
17,383,140 1) 4,863,638 2,652,687 12,783 117,251 7,646,359 | (3,591,106)} 1 (14,175, 455). 1,960,691 }1 (776,311)} 1] 572,555 | "
leceovmecooonn llececenonnnvanes erevcemesensssns wmsesmseemseves =weemsewesresew wwsmv=—sveweves lececcoovcncnnnns Ilecevesovsosseclecereonceeenne Ilecocovronncovns ) Ilecevcenovecmonesn ] )
jomsssssnssees R etttk A S niniut dtetalaiet bttt st jsessssscssesssses [ Bttt l """"""""" pymsssmsssssasess 1 gpessssssssssssss 1 "

NOTES: L. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN.
2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
3. IF A BUILD AND TAX-FREE EXCHANGE CAN BE NEGOTIATED

WHICH WOULD DEFER THE TIMING OF TAX PAYMENT OF CAPITAL GAINS TAX THEN THE PV OF NET
OCCUPANCY AFTER TAXES WOULD DECLINE T0 $(262,554) (A DIFFERENCE OF $835,109).
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ANCHOR BANK ’
BENEFITS FROM SALE OF PROPERTIES - 1/1/94

CAPITAL SQUARE
AND PARKING RAMP

MADISON
NEWSPAPER LOT

PROVIDENT

550,000
(16,500)
(25,738)

685,000
(20,550)
(39,159)

7,995,000
(239,850)
(390,304)

770,124

(480,943)

' 8,542,735

(4,531,099)

SALES PRICE 6,760,000
LESS: 3% SALES COSTS {202,800)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (325,407)
SALES PROCEEDS 6,231,793
ORIGINAL COST 7,189,140
LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/93) (4,050,157)
BASIS 3,138,983
TAXABLE GAIN 3,418,217
ANCHOR BANK
BENEFITS FROM SALE OF PROPERTIES - 1/1/03
HIGH OPTION

* NEW
FACILITY

SALES PRICE 7,383,140
LESS: 3% SALES COSTS - (221,494)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (351,037)
SALES PROCEEDS 6,810,609
ORIGINAL COST 7,383,140
LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/02) (1,505,391)

BASIS 5,877,749

TAXABLE GAIN

1,383,140
(221,494)
(351,037)

7,383,140

(1,505,391)

%S
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
RENT FOR DOWNTONN FACILITY

TOTAL OPERATING EXPENSES

REMODELING COSTS
CAPITALIZED EXPENDITURES

TOTAL CASH OCCUPANCY COSTS
INCOME

NET RENTAL INCOME

PARKING INCOME-TERANTS

PARKING INCOME-EMPLOYEES
TOTAL INCOME
NET CASH OUTLAY BEFORE TAXES

DEPRECIATION
TAXABLE OCCUPANCY COSTS
TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

1993

249,890.15
231,577.83
371,718.57
34,271.25
0.00

1994

99,756.41
83,646.68
206,948.07
16,109.73
232,312.50

1995

104,744.23
87,829.01
217,295.41
16,915.22
243,928.13

1996

109,981.44
92,220.46
228,160.25
17,760.98
256,124.53

SCENARIO ONE - HIGH

OCCUPANCY STUDY

FOR
ANCHOR BANK

STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES

1997

115,480.51
96,831.48
239,568.26
18,649.03
268,930.76

2001

152,855.47
128,170.74
318,400.90

24,684.73
326,887.02

2002

160,498.25
134,579.27
334,320.95

25,918.97
343,231.37

TOTAL

1,409,469.81
1,203,896.17
2,783,497.11

221,538.56
2,561,608.72

887,463.80

0.00
60,000.00

638,773.38

0.00
14,050.00

670,712.05

0.00
14,050.00

704,247.65

0.00
14,050.00

739,460.03

0.00
14,050.00

950,998.86

0.00
15,300.00

998,548.81

0.00
15,300.00

8,180,010.37

0.00
192,700.00

947,463.80

(553,652.52)
(106,360.88)
(66,338.40)

(726,351.80)
221,112.00

248,913.33

652,823.38

0.00
0.00
0.00

652,823.38

150,319.00

684,762.05

0.00
0.00
0.00

684,762.05

157,326.00

718,297.65

0.00
0.00
0.00

118,297.65

157,772.00

753,510.03

0.00
0.00
0.00

753,510.03

158,219.00

1998 1999 2000
132,02.30  138,644.42  145,576.64
11071870 116,254.64  122,061.37
215.046.67  288,799.01  303,238.9
20,323.60  22,389.78  23,509.27
W2,371.30 2964916  311,320.97
821,508.58  862,584.00  905,713.20
0.00 0.00 0.00
15,300.00  15,300.00  15,300.00
836,80.58  877,884.00  921,013.20
0.00 0.00 0.00

0.00 0.00 0.00

0.00 0.00 0.00

0.00 0.00 0.00
836,808.58  877,884.00  921,013.20
174,825.00  176,016.00  176,502.00

966,298.86

0.00
0.00
0.00

966,298.86

176,988.00

1,013,848.81

0.00
0.00
0.00

1,013,848.81

177,424.00

8,372,710.37

(553,652.52)
(106,360.88)
(66,338.40)

(726,351.80)
7,646,358.58

1,754,304.33

470,025.33

803,142.38

842,088.05

876,069.65

911,729.03

1,011,633.58

1,053,900.00

1,097,515.20

1,143,286.86

1,191,272.81

9,400,662.91

(159,909.88) (307,746.03) (322,934.84) (336,187.66) (350,094.82) ~ (388,570.09) (405,054.00) (422,063.93) (439,914.88)  (458,629.40)(3,591,105.53)

310,115.45

495,396.35

519,153.21

(1)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE - HIGH
STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE

1993 1994 1995 1996 1997 1998 1999 2000 . 2001 2002 TOTAL

OCCUPANCY COSTS
CASH OCCUPANCY COSTS

OPERATING EXPENSES

MAINTENANCE 0.00  99,756.41 104,744.23 109,981.44 115,480.51 132,042.30 138,644.42 145,576.64 152,855.47 160,498.25 1,159,579.65

UTILITIES 0.00 83,646.68  87,829.01  92,220.46  96,831.48 110,718.70  116,254.64 122,067.37 128,170.74 134,579.27  972,318.34

REAL ESTATE TAXES 0.00 206,948.07 217,295.47 228,160.25 239,568.26 275,046.67 288,799.01 303,238.96 318,400.90 334,320.95 2,411,778.54

INSURANCE 0.00 16,109.73  16,915.22  17,760.98  18,649.03  21,323.60 22,389.78  23,509.27  24,684.73  25,918.97  187,261.3l

TOTAL OPERATING EXPENSES 0.00 406,460.88 426,783.92 448,123.12 470,529.28 539,131.28  566,087.84  594,392.24  624,111.85  655,317.44 4,730,937.85

CAPITALIZED EXPENDITURES 0.00  14,050.00  14,050.00  14,050.00  14,050.00  15,300.00  15,300.00  15,300.00  15,300.00  15,300.00  132,700.00
TOTAL CASH OCCUPANCY COSTS 0.00 420,510.88  440,833.92  462,173.12  484,579.28 554,431.28 581,387.84  609,692.24 639,411.85 670,617.44 4,863,637.85
INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
TOTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
NET CASH OUTLAY BEFORE TAXES 0.00 420,510.88  440,833.92 462,173.12  484,579.28  554,431.28 581,387.84  609,692.24 639,411.85 670,617.44 4,863,637.85
DEPRECTATION 0.00 150,319.00 157,326.00 157,772.00  158,219.00 174,825.00 176,016.00 176,502.00 176,988.00 177,424.00 1,505,391.00
TAXABLE OCCUPANCY COSTS 0.00 570,829.88 598,159.92 619,945.12 642,798.28 729,256.28 757,403.84 786,194.24 816,399.85 848,041.44 ¢,369,028.85
TAX BENEFITS (1) 0.00 (217,144.15) (227,802.87) (236,299.10) (245,211.83) (278,442.95) (289,420.50) (300,648.75) (312,428.94) (324,769.16)(2,432,168.25)

NET OCCUPANCY COSTS AFTER TAXES 0.00 353,685.73 370,357.05 383,646.02 397,586.45

(1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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18-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE - HIGH
STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

OCCUPANCY COSTS
CASH OCCUPANCY COSTS

OPERATING EXPENSES

HAINTENANCE 188,889.75 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  188,889.75

UTILITIES 193,958.68 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  193,958.68

REAL ESTATE TAXES 234,622.11 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  234,622.17

INSURANCE 24,460.80 0.00 - 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 24,460.80

RENT FOR DOMNTONN FACILITY 0.00 232,312.50 243,928.13  256,124.53  268,930.76 282,377.30 296,496.16 311,320.97 326,887.02 343,231.37 2,561,608.72

TOTAL OPERATING EXPENSES 641,931.40 232,312.50 243,928.13  256,124.53  268,930.76 282,377.30 296,496.16 311,320.97 326,887.02 343,231.31  3,203,540.13

REMODELING COSTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

CAPITALIZED EXPENDITURES 35,000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 35,000.00
TOTAL CASH OCCUPANCY COSTS 676,931.40  232,312.50 243,928.13  256,124.53  268,930.76 282,377.30 296,496.16 311,320.97 326,887.02 343,231.37 3,238,540.13
INCOME

NET RENTAL INCOME ~ (553,652.52) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (553,652.52)
TOTAL INCOME (553,652.52) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (553,652.52)
NET CASH OUTLAY BEFORE TAXES 123,278.88  232,312.50 243,928.13  256,124.53  268,930.76 282,377.30 296,496.16 311,320.97 326,887.02 343,231.37 2,684,887.61
DEPRECIATION 152,024.81 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 152,024.81
TAXABLE OCCUPANCY COSTS 275,303.69  232,312.50 243,928.13  256,124.53  268,930.76 262,371.30 296,496.16 311,320.97 326,887.02 343,231.37 2,836,912.42

TAX BENEFITS (1) (93,718.44) (90,601.88) (95,131.97)  (99,888.57) (104,883.00) (110,127.15) (115,633.50) (121,415.18) (127,485.94) (133,860.23)(1,092,745.84)

NET OCCUPANCY COSTS AFTER TAXES 181,585.25 141,710.63  148,796.16  156,235.96  164,047.76 172,250.15 180,862.66 189,905.79 199,401.08 209,371.13 1,744,1664.57
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS
INCOME
PARKING INCOME - TENANTS
PARKING INCOME - EMPLOYEES
TOTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
» TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

R N R N O D B O K B O B EE ke

34,094.15
10,532.43
75,289.21

5,390.70

SCENARIO ONE - HIGH

OCCUPANCY STUDY

FOR
ANCHOR

BANK

STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP

1998

2001

2002

34,094.15
10,532.43
15,289.21

5,390.70

125,306.50
125,306.50
(106,360.88)
(51,146.40)
(157,507.28)
(32,200.78)

64,558.09

125,306.50

125,306.50

(106,360.88)
(51,146.40)

(157,507.28)
(32,200.78)

64,558.09

32,351.31

(12,619.35)

32,357.31

(12,619.35)

1994 1995 1996 1997
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00

1999 2000
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
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18-Nov-92

OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
CAPITALIZED EXPENDITURES
TOTAL CASH OCCUPANCY COSTS
RENTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS
TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

1993

1994

1995

SCENARIO ONE - HIGH

OCCUPANCY STUDY

FOR
ANCHOR

BANK

STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING

1996

1997

T0TAL

25,200.00
27,086.71
37,294.43

2,670.15

25,200.00
27,086.71
37,294.43

2,670.15

92,251.29

25,000.00

117,251.29

32,330.43

92,251.29

25,000.00

117,251.29

32,330.43

149,581.72

(48,586.87) .

149,581.72

(48,586.87)

1998 1999 2000 2001 2002
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00
b 00w 0w 000 1251
0.00 0.00 0.00 0.00 0.00
0.00 - 000 0.00 -6j6& ----- 0.00
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00

(1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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18-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE - HIGH
STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

OCCUPANCY C€OSTS
CASH OCCUPANCY COSTS

OPERATING EXPENSES

MAINTENANCE 1,706.25 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,706.25

UTILITIES 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

REAL ESTATE TAXES 24,512.76 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  24,512.76

INSURANCE 1,755.60 0.00 ~0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,755.60

TOTAL OPERATING EXPENSES 27,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61
TOTAL CASH OCCUPANCY -COSTS 21,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61
INCOME

PARKING INCOME - EMPLOYEES (15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (15,192.00)
TOTAL INCOME (15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (15,192.00)
NET CASH OUTLAY BEFORE TAXES 12,782.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  12,782.61
DEPRECIATION 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
TAXABLE OCCUPANCY COSTS 12,782.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 12,782.61
TAX BENEFITS (4,985.22) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (4,985.22)

NET OCCUPANCY COSTS AFTER TAXES

09
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SCENARIO ONE (SELL ALL PROPERTIES)
A HIGH ALTERNATIVE - WITH DEPRECIATION
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"y 1993
1994
1995

) 1996
1997

) 1998

) 1999
2000
2001

o 2002

RESIDUAL VALUE
]

9

9 NOTES:

b

)

)

D

2D B

o

2

J

1
[}
CAPITAL 1} NEW
OUTLAY 1} FACILITY
_____ ol
IR}
6,138,500 }! N/A
o 420,511
i} 440,834
i 462,173
" 484,579
544,530 1! 554,431
" 581,388
H 609,692
i 639,412
700,110 §} 610,617
i
1

EHl N E EI I B B B B I B D O EE

CAPITAL SQUARE

AND

OCCUPANCY STUDY
FOR
ANCHOR BANK

MADISON

RAMP NEWSPAPER LOT PROVIDENT

91,078 12,783 117,251
232,313 N/A N/A
243,928 N/A N/A
256,125 N/A N/A
268,931 N/A N/A
282,317 /A N/A
296,496 N/A /A
31,321 N/A N/A
326,881 N/A /A
343,231 N/A N/A

1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN.

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.

TOTAL H
OCCUPANCY COSTS)
221,112
652,824
684,762
718,298
753,510
836,808
877,884
921,013
966,299
1,013,848

'
/1 0CCUPANCY COST

TAX ON GAIN
ON SALE

SALES
PROCEEDS

INCONE TAX

BENEFITS
(159,910)
(307,746)
(322,935)
(336,188)!
(350,095)!
(388,570)!!
(405,054)
(422,064)!
(439,915)!
(458,629)

[}
1
1)
"
[N
"
1
"

(7,364,846)

1
1
]
]
t
]
i
1
1
[}
i
'

284,942

1
]
]
1
]
'
1
1
1
1
]
1
1
]

(3,591,106)

1,744,913

)
]
NET OCCUPANCY |
C0STS H
AFTER TAXES
6,199,702
(5,559,797)
361,827
382,110
403,415
992,768
472,830
498,949
526,384
1,285,329
{5,972,391)}
1

CUKULATIVE
NET OCCUPANCY
COSTS NET OF
TAX BENEFITS

6,199,702

639,905
1,001,732
1,383,842
1,781,257
2,780,025
3,252,855
3,751,804
4,278,188
5,533,517

(438,874)

PY OF

CUMULATIVE PV OF

NET OCCUPANCY | NET OCCUPANCY

COSTS NET OF
TAX BENEFITS

1 COSTS NET OF
1 TAX BENEFITS
1]
]

6,199,702 | 6,199,702
(5,269,948)} 929,754
325,084 | 1,254,838
325,411 | 1,560,248
325,644 | 1,905,892
759,600 | 2,665,493
2,918 1 3,008,411
342,996 3,351,407
32,991 ) 3,694,398
715,327 4,469,125
(3,688,722)} 781,003
B tzzzzzzzazzzzzza:
781,003 }
Tzzzzzzzzzzzzazd
(o)}
—
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20-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO ONE (SELL ALL PROPERTIES)
) HIGH ALTERNATIVE - WITH APPRECIATION

' " ' 1 ! i ! CUMULATIVE |! PV OF  CUMULATIVE PV OF!}
: lesmmsss e OCCUPANCY COSTS=-=====smmmmssnsnssesmmnannnnes /10CCUPANCY COST §! ! §1 NET OCCUPANCY | NET OCCUPANCY |! NET OCCUPANCY | NET OCCUPANCY ||
) LocAPITAL 1 NEW CAPITAL SQUARE  MADISON TOTAL | INCOME TAX !  SALES ! TAX ON GAIN }!  COSTS | COSTS NET OF |} COSTS NET OF | COSTS NETV OF }}
YER ) OUTLAY i} FACILITY AND RANP  NESPAPER LOT  PROVIDENT  OCCUPANCY COSTS BENEFITS Il PROCEEDS | ONSALE 1 AFTER TAXES | TAX BENEFITS |} TAX BEMEFITS | TAK BENEFITS 1)
_______________ Ve ecceccccccac e cceccee csecemcemsesmee cemeemecasmecee cmeseseccacesee ssecesemseccesceles [N P S | FUUI I PO, " -1 el
1 2] | A [ i ] " | "
) 1993 16,138,500 |} N/A 91,078 12,783 117,251 221,112 | (159,910)}} H " 6,199,702 | 6,199,702 |} 6,199,702 } 6,199,702 |}
1994 : " 420,511 232,313 N/A N/A 652,824 | (307,746) ) (7,364,846)} 1,459,971 }} (5,559,797)} 639,905 1} (5,269,948) 929,754 |}
1995 : H 440,834 243,928 N/A N/A 684,762 | (322,935)}1 H HH 361,827 | 1,001,732 }} 325,084 | 1,254,838 |}
3 1996 H H 462,173 256,125 N/A N/A 718,298 | (336,188)}1 H " 382,110 | 1,383,842 |} 325,411 } 1,580,248 |}
1997 H " 484,579 268,931 N/A N/A 753,510 | (350,095)}1 H i 403,415 | 1,787,257 }} 325,644 | 1,905,892 |}
1998 H 544,530 |} 554,431 282,371 N/A N/A 836,808 | (388,570)}1 ! " 992,768 | 2,780,025 }} 759,600 | 2,665,493 |}
) 1999 ! 4 581,388 296,496 N/A N/A 877,884 | (405,054) ;1 H 0 472,830 | 3,252,855 |} 342,918 | 3,008,411 |}
2000 : n 609,692 i3 . N/A N/A 921,013 | (422,064)}} H " 498,949 | 3,751,804 |} 342,99 | 3,351,407 }}
2001 H H 639,412 326,887 N/a N/A 966,299 } (439,915)}1 H H 526,384 | 4,278,188 |} 342,991 | 3,694,398 |}
3 2002 H 700,110 1} 670,617 343,231 N/A N/A 1,013,848 } (458,629)11 : M 1,255,329 | 5,533,517 }} 175,327 | 4,469,725 |}
RESIDUAL VALUE | H ! o (7,403,999)} 732,142 )1 (6,671 857), (1,138,340)1)  (4,120,732)} 348,993 |}
| ., e ccccccccccecs csmcecccccaees memiesanrenrene Semtenh e .- [ i | PR, [ NI e e | levsovencsosnssen "
. 1 " | " 1 NPT e e mesessssnes ' prosesssssesseses "
] V7,383,140 ) 4,863,637 2,652,687 12,783 117,251 7,646,358 | (3,591 106):{ (14,768,845)) 2,192,113 |} (1,138, 340)' HH 348,993 | "
::::::::::::::::::::::::::::::: II3IIIIIIIIITIT IITIZIIIIIIIZIZ zIIIIzIsIIIIzz ::::::::::::;::::::::::::::::::..:::::::::::::l::::::::::::::'.:::::::::::::::‘ H:::::::::::::::: ”
) NOTES: - 1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN.
2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
2}
P
)
J )
2}
J
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20-Nov-92

EXHIBIT F
OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO THO (KEEP ALL DONNTOWN HOLDINGS)

H " H " 1 CUMULATIVE }} PV OF {CUMULATIVE PV OF};
i it ettt s OCCUPANCY COSTS==-=-==s=-======sammmemmoncoonn- 1OCCUPANCY C€OST }) H VINET OCCUPANCY !NET OCCUPANCY )} NET OCCUPANCY } NET OCCUPANCY HH
' NEW CAPITAL SQUARE MADISON TOTAL 1 INCOME TAX }} SALES ! TAX ON GAIN |! COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF "
YEAR 1 FACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS! BENEFITS !} PROCEEDS |  FROM SALE |} TAX BENEFITS | TAX BENEFITS [} TAX BENEFITS | TAX BENEFITS )
(79 heeemmmemascn=a e e cccmccccces ceccemeseeesces eme-mmeseeessce seseesemmememen semesseemas-a== | D [ D | P | D lecccccecccacana [ P | DR [N
. ] ' v ] " 1 i ) '
1993 H NA 91,078 12,783 117,251 221,112 | (159,910) ;1 H " 61,202 | 61,202 |} 61,202 | 61,202 |}
1994 H N/A 85,141 13,422 100,864 199,426 | (165,039)}} 0! 01 34,388 | 95,590 |} 32,595 } 93,797 1\
) 1995 H N/A 91,468 14,093 105,707 211,268 | (166,401)}} ' " 44,867 | 140,456 |} 40,310 | 134,108 }}
1996 H NA 99,855 14,797 - 110,792 225,445 | (168,143)11 H H 57,302 | 197,758 |} 48,799 | 182,907 }}
1997 H NA 166,178 15,537 116,132 297,848 | (186,196) 1} ! H 111,652 | 309,410 |} 90,128 | 213,034 }}
{:) 1998 H K/A 190,851 16,314 121,739 328,904 | (208,451)}} : " 120,453 } 429,863 | 92,163 | 365,197 1}
1999 ' N/A 199,275 17,130 127,626 344,030 | (214,690)}} H H 129,340 | 559,204 |} 93,804 } 459,000 }}
2000 H Na 208,120 17,986 133,807 359,913 | (221,211)}} : " 138,702 | 697,906 1} 95,349 | . 554,349 1}
@ 2001 H N/& 217,407 18,886 140,297 376,590 | (227,900)}) H i\ 148,690 | 846,59 |} 96,886 | 651,236 |}
2002 H N/A 325,538 19,830 147,112 492,480 | (263,532)1} H " 228,948 | 1,075,544 |} 141,405 | 792,641 |}
5 RESIDUAL VALUE :‘ N/A H " (7,149,660)} 2,173,929 1) (4,975,731)} (3,900,187)} (3,073,156} (2,280,515)}1
4 1 1" ] lesszzzsmzamozzs ] e '
& |TTTTTITTISNSSS Sesmmeneneenans memmansenaeem SesSsesTTEsSset. et i " it L et % R R it "
: 0 Lens 160,78 1,220,321 3,051,016 1 (1,981,472)}0  (7,149,660)} 2,173,929 {1 (3,900,187);} N (2,280,515)} i
O 1IIIIII32I2IIT2T III;;IIIIIIIIIT IIIIITIIITIIITT IIzzaIzaIsIIIE zzzzzzzzzzzzzzzlzzzzzazzazzooozs)iozzzzzzozzziiz: szzszzzzzzzzzzzilzzazsacoizozozes) :::::::::::::::::: "
8] NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES.
2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
a
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ANCHOR BANK
BENEFITS FROM SALE OF PROPERTIES - 1/1/03

CAPITAL SQUARE MADISON PROVIDENT

AND PARKING RAMP NEWSPAPER LOT BUILDING T0TAL
SALES PRICE 6,760,000 550,000 685,000 7,995,000
LESS: 3% SALES COSTS (202,800) (16,500) (20,550) (239,850)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (504,813) (39,929) (60,749) (605,490)
SALES PROCEEDS 6,052,387 603,701 7,149,660
ORIGINAL COST 1,440,515 583,470 806,124 8,830,110
LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/02) (6,036,959) 0 (612,177) (6,649,136)

BASIS 1,403,556 583,470 193,947 2,180,974
TAXABLE GAIN 5,153,644 (49,970) 470,503 5,574,176
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18-Nov-92
OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO TWO
STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES
1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPANCY C€OSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE 249,890.15 262,384.66 275,503.89  289,279.09  303,743.04 318,930.19 334,876.70 351,620.54 369,201.56 387,661.64 3,143,091.46
UTILITIES 231,577.83  243,156.72  255,314.55  268,080.28  281,484.29 295,558.51 310,336.43 325,853.26 342,145.92 359,253.21 2,912,761.00
y REAL ESTATE TAXES 371,718.57  390,304.50  409,819.73  430,310.71  451,826.25 474,417.56 498,138.44 523,045.36 549,197.63 576,657.51 4,675,436.28
INSURANCE 34,277.25  35,991.11  37,790.67 39,680.20 41,664.21 43,747.42 45,934.79 48,231.53 50,643.11 53,175.21  431,135.57
B TOTAL OPERATING EXPENSES 887,463.80 931,836.99 978,426.84 1,027,350.28 1,078,717.80 1,132,653.69 1,189,286.37 1,248,750.69 1,311,188.22 1,376,747.64 11,162,424.32
REMODELING COSTS 0.00 0.00 0.00 0.00 25,000.00 0.00 0.00 0.00 0.00 25,000.00 50,000.00
3 CAPITALIZED EXPENDITURES 60,000.00  26,375.00  26,375.00 26,375.00 26,375.00 26,375.00 26,375.00 26,375.00 26,375.00 26,315.00  297,375.00
TOTAL CASH OCCUPANCY COSTS 947,463.80  958,211.99 1,004,803.84 1,053,725.28 1,130,092.80 1,159,028.69 1,215,661.37 1,275,125.69 1,337,563.22 1,428,122.64 11,509,799.32
INCOME
NET RENTAL INCOME (553,652.52) (578,664.82) (604,575.41) (631,640.36) (627,663.88) (613,986.72) (644,686.05) (676,920.36) (710,766.38)  (679,431.19)(6,321,987.69)
7y © - PARKING INCONE-TENANTS (106,360.88) (110,465.43) (115,822.34) (119,844.89) (120,868.71) (124,362.31)  (130,580.43) (137,109.45)  (143,964.92)  (137,783.04)(1,247,162.41)

PARKING INCOME-EMPLOYEES (66,338.40) (69,655.32) (73,138.09) (76,794.99) (8B3,712.40)  (91,775.88)  (96,364.67) (101,182.90)  (106,242.05) (118,428.09) (883,632.78)

B TOTAL INCONE (726,351.80) (758,785.57) (793,535.84) (828,280.25) (832,244.99) (830,124.91)  (871,631.15) (915,212.71)  (960,973.35) (935,642.32)(8,452,782.88)

St

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

(1)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.

492,480.31 3,057,016.44

234,618.31 2,371,056.63

221,112.00  199,426.42 211,268.01  225,445.04  297,847.81 328,903.78 344,030.22 359,912.98 376,589.88
248,913.33  250,124.60 241,777.47  232,066.66  230,951.69 231,960.88 232,831.53 233,668.59 234,143.57

T M0 GO IS0 SBINS SGE  SOSLTS  WLELS  6l0TEAS TR S0
(159,909.88) (165,038.65) (166,401.49) (168,143.31) (186,195.55) (208,450.97)  (214,689.83) (221,210.56) (227,899.79)

----;10,115 © MBS 206,648.99  299, 342,6;;?94 352,413.69 362,171.92 372,3171.01 382,83;t;;- 463,566.41

3,446,600.82
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OCCUPANCY COSTS

CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE

TOTAL OPERATING EXPENSES

REMODELING COSTS
CAPITALIZED EXPENDITURES

TOTAL CASH OCCUPANCY COSTS

INCOME
NET RENTAL INCONE

TOTAL INCOME

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

(1)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.

1993

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARID THO

STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

188,889.75
193,958.68
234,622.17

24,460.80

641,931.40

0.00
35,000.00

676,931.40

(553,652.52) (578,664.82) (604,575.41) (631,640.36) (627,663.88)

‘1994 1995 1996 1997
198,334.24  208,250.95  218,663.50  229,596.67
203,656.61 213,839.44  224,531.41  235,757.98
246,353.28  258,670.95  271,604.49  285,184.72

25,683.84  26,968.03 28,316.43 29,732.26
674,027.97  707,729.37  743,115.84  780,271.63

0.00 0.00 0.00 25,000.00

22,375.00  22,375.00 22,375.00 22,375.00

696,402.97 730,104.37  765,490.84  B827,646.63

1998 1999 2000 2001 2002 TOTAL
241,076.51 253,130.33 265,786.85 219,076.19 293,030.00 2,375,834.98
247,545.88 259,923.18 212,919.34 286,565.30 300,893.57 2,439,591.40
299,443.96 314,416.15 330,136.96 346,643.81 363,976.00 2,951,052.50

31,218.87 32,179.81 34,418.80 36,139.74 37,946.73  307,665.31
819,285.21 860,249.47 903,261.95 948,425.04 995,846.30 8,074,144.19

0.00 0.00 0.00 0.00 25,000.00 50,000.00

22,315.00 22,375.00 22,375.00 22,375.00 22,375.00  236,375.00

841,660.21 8682,624.47 925,636.95 970,800.04  1,043,221.30 8,360,519.19

(613,986.72)

(644,686.05)

(676,920.36)

(710,766.38)

(679,431.19)(6,321,987.69)

(553,652.52) (578,664.82) (604,575.41) (631,640.36) (627,663.88)

123,278.88

152,024.81

215,303.69

(93,718.44)

117,738.16
152,918.91

270,657.07

(96,830.01) (100,145.48) (103,667.93) (119,986.58)

125,528.96
153,629.32

279,158.28

133,850.48
154,339.72

288,190.20

(613,986.72)

(644,686.05)

199,982.75 221,613.49 237,938.42
155,050.13 156,521.04 157,264.69
355,032.88 384,194.53 395,203.11

(141,109.62)

(145,402.96)

(676,920.36)

248,716.59
157,974.75

406,691.34

(149,883.37)

(710,766.38)

260,033.67
158,685.28

418,718.95

(154,574.14)

(679,431.19)(6,321,987.69)
363,790.10 2,038,531.50

159,395.56 1,557,804.21

523,185.66 3,596,335.71

(185,566.16)(1,290,884.68)
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS
INCOME
PARKING INCOME - TENANTS
PARKING INCONE - EMPLOYEES
TOTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

B D EE BN NI B N B Bl I EE D O EE EE e I EE e

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO TWO
STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
34,094.15  35,798.86  37,588.80  39,468.24  d41,441.65  43,513.74  45,689.42  47,973.89  50,372.59  52,891.22  428,832.57
10,532.43  11,059.06 11,612,010  12,192.61  12,802.24  13,442.35  14,114.47  14,820.19  15,561.20  16,339.26  132,475.83
75,289.21  79,053.67  83,006.35  B7,156.67  91,514.51  96,090.23 100,894.74 105,939.48 111,236.45 116,798.28  946,979.60

5,390.70 5,660.24 5,943.25 6,240.41 6,552.43 6,880.05 1,224.05 7,585.26 7,964.52 8,362.75 67,803.65

125,306.50  131,571.82 138,150.41 145,057.93 152,310.83  159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64
125,306.50  131,571.82 138,150.41 145,057.93 152,310.83  159,926.31 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64

(157,507.28) (164,169.15) (172,211.24) (179,053.24) {186,115.14) (196,748.92) (206,586.36) (216,915.68) (227,761.47) (232,643.35)(1,939,711.85)

(32,200.78) (32,597.33) (34,060.83) (33,995.31) (33,804.31) (36,822.55) (38,663.68) (40,596.86) (42,626.70) (38,251.85) (363,620.20)

64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  645,580.90

32,357,301 31,960.76  30,497.26  30,562.78  30,753.78  27,735.54 = 25,894.41  23,961.23  21,931.39  26,306.24  281,960.70

(10,098.82)  (9,344.88)  (B,553.24) (10,259.43) (109,964.67)

(12,619.35) (12,464.70) (11,893.93) (11,919.48) (11,993.97) (10,816.86)

16,918.68

L9



BN N N N N BDN N B RO MG R RGN N B MW N EE e

18-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO TWO
STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

R T

| OCCUPANCY COSTS

CASH OCCUPANCY COSTS

3 OPERATING EXPENSES

} ’ MAINTENANCE 25,200.00  26,460.00  27,783.00  29,172.15  30,630.76  32,162.30  33,770.41  35,458.93  37,231.88  39,093.47  316,962.89

| UTILITIES 27,086.71  28,441.05  29,863.10  31,356.26  32,924.07  34,570.27  36,298.79  38,113.73  40,019.41  42,020.38  340,693.77

Yy REAL ESTATE TAXES 37,294.43  39,159.15  41,117.10  43,172.96  45,331.61  47,598.19  49,978.10  52,477.00  55,100.85  57,855.89  469,085.27

- INSURANCE 2,670.15 2,803.66 2,943.84 3,091.03 3,245.58 3,407.86 3,578.26 3,751.11 3,945.03 4,142.28 33,584.86

f b} TOTAL OPERATING EXPENSES 92,251.29  96,863.85 101,707.05 106,792.40 112,132.02 117,738.62 123,625.55 129,806.83 136,297.17 143,112.03 1,160,326.79

% CAPITALIZED EXPENDITURES 25,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 61,000.00

TOTAL CASH OCCUPANCY COSTS 117,251.29  100,863.85 105,707.05 110,792.40 116,132.02 121,738.62 127,625.55 133,806.83 140,297.17 147,112.03 1,221,326.79

y RENTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 - 0.00

NET CASH OUTLAY BEFORE TAXES 117,251.29 100,863.85 105,707.05 110,792.40  116,132.02 121,738.62 127,625.55 133,806.83 140,297.17 147,112.03 1,221,326.79

1 DEPRECIATION 32,330.43 32,647.60 23,590.06 13,168.85 11,343. 47 10,881.75 11,008.75 11,135.75 10,900.20 10,664.66 167,671.52

1) TAXABLE OCCUPANCY COSTS 149,581.72  133,511.45 129,297.11 123,961.25 127,475.49 132,620.37 138,634.30  144,942.58  151,197.37 157,776.69 1,388,998.31

|7 .

:; TAX BENEFITS (1) (48,586.87) (50,509.47) (48,865.87) (46,784.89) (48,155.44) (50,161.94) (52,507.38) (54,967.61) (57,406.97) (59,972.91) (517,919.34)
st v R mesmememeemmemomemeeneioeoas e L b b

) NET OCCUPANCY COSTS AFTER TAXES  100,994.85 83,001.99 80,431.23 17,176.36 19,320.05 82,458.42 86,126.92 89,974.97 93,790.39 97,803.78 871,078.97

| )

: (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE

TOTAL OPERATING EXPENSES

TOTAL CASH OCCUPANCY COSTS

INCOME
PARKING INCOME - EMPLOYEES

TOTAL INCOME

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO TWO
STATEMENT OF NET OCCUPANCY COSTS - MADISOM NEWSPAPER LOT

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
1,706.25 1,791.56 1,881.14 1,975.20 2,073.96 2,171.66 2,286.54 2,400.87 2,520.91 2,646.95  21,461.03
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
24,512.76  25,738.40  27,025.32  28,376.59  29,795.42  31,285.19  32,849.45  34,491.92  36,216.52  38,027.34  308,318.92
1,755.60 1,843.38 1,935.55 2,032.33 2,133.94 2,240.64 2,352.61 2,470.31 2,593.82 2,723.51  22,081.75
21,974.61  29,313.35  30,842.01  32,384.11  34,003.32  35,703.48  37,488.66  39,363.09  41,331.25  43,397.81 351,861.69
21,974.61  29,373.35  30,842.01  32,384.11  34,003.32  35,703.48  37,488.66  39,363.09  41,331.25  43,397.81 351,861.69

(15,192.00) (15,951.60) (16,749.18) (17,586.64) (18,465.97) (19,389.27) (20,358.73) (21,376.67) (22,445.50) (23,567.78) (191,083.34)

(15,192.00) (15,951.60) (16,749.18) (17,586.64) (18,465.97) (19,389.27) (20,358.73) (21,376.67) (22,445.50) (23,567.78) (191,083.34)

12,782.61  13,421.75  14,092.83  14,797.47  15,537.35  16,314.22  17,129.93  17,986.42  18,885.74  19,830.03  160,778.35
0.00 0.00 b 00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Tl LT W08 WS SE 16He2 0995 94 GBI 19,8008 16077635
(4,985.22)  (5,234.48)  (5,496.20) (5,771.01)  (6,059.57) (6,362.54) (6,680.67) (7,014.70) (7,365.44) (7,733.71) (62,703.56)
U RIS s Sude AT S9SL6 10,495 WSLT ILSOD 12068 980019
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCHEDULE OF RENEWALS & EXPIRATIONS

DATE OF SQUARE  SF SF RENEWAL  YEAR OF SQ. FT.

YEAR EXPIRATION ~ FOOTAGE ABSORBING RENEWING TERM EXPIRATION  LEASED
33,898

1992 12/1/92 1,380 0 1,380 5 12/]Y9 33,898
1993 1/1/93 230 230 0 N/A N/A 33,668
1/1/93 345 345 0 N/A /A 33,323

1994 1/1/94 495 0 495 5 1/1/%9 33,323
3/1/94 5,622 0 5,622 5 319 33,323

4/1/% 2,854 0 2,854 5 419 33,323

5/1/94 2,358 0 2,358 3 s/1/91 33,323

8/1/94 6,625 0 6,625 5 8/1/99 33,323

9/1/94 1,060 0 1,060 5 9/1/99 33,323

1995 1/1/95 460 0 460 5 1/1/00 33,323
1/1/95 475 0 475 5 1/1/00 33,323

3/1/95 1,119 0 1,119 5 3/1/00 33,323

1997 5/1/91 2,358 2,358 0 /A AR 30,965
1/1/91 936 0 936 5 1/1/02 30,965

9/1/97 9,939 0 9,939 5 9/1/02 30,965

12/1/91 1,380 1,380 0 N/A N/A 29,585

1999 1/1/99 495 0 495 5 1/1/o4 29,585
3199 - 5,622 0 5,622 5 3104 29,585

41199 2,854 0 2,854 3 4/1f02 29,585

8/1/99 6,625 0 6,625 5 8/1/04 29,585

9/1/99 1,060 0 1,060 3 9102 29,585

2000 1/1/00 460 0 460 5 1/1/05 29,585
1/1/00 475 0 475 5 1/1/05 29,585

3/1/00 1,119 0 1,119 5 3/1/05 29,585

2002 4/1/02 2,854 2,854 0 N/A K/A 26,731
1/1/02 936 936 0 N/A K/A 25,795

9/1/02 9,939 0 9,939 5 9/ijo1 25,195

9/1/02 1,060 1,060 0 N/A N/A 24,735

9,163 i

PLUS: VACANCY AT 1/1/93 1,000

0L
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CAPITAL SQUARE

OCCUPANCY STUDY
FOR
ANCHOR BANK
DEPRECIATION SCHEDULES

DEPRECIATION SCHEDULE - KEEP PROVIDENT

OLD BUILDING

30 YEAR S.L.

29.5 YEAR S.L.

29 YEAR S.L.

TENANT IMPROVENENTS

PROVIDENT
DEPRECIATION SCHEDULE

50 YEAR S.1.

FULLY DEPRECIATED

10 YEAR S.L. (1983)

20 YEAR S.L. (1975)

10 YEAR S.L. (1985)

10 YEAR S.L. (1986) .
10 YEAR S.L. (1987)

10 YEAR S.L. (1991)

CAPITALIZED EXPENDITURES

PARKING RANP
DEPRECIATION SCHEDULE

40 YEAR S.L.
20 YEAR S.L.

ORIGINAL ACCUM. DEPR. DEPRECIATION ACCUM. DEPR.
cost 7/31/92 81 - 12/31/92 1993 ’12/31/93 1994 1995 1996 1997 1998
930,358.86 0.00 0.00 930,358.86 0.00 0.00 0.00 0.00 0.00
1,992,072.68 62,252.33 149,405.59 2,203,730.60 149,405.59 149,405.59 149,405.59 149,405.59 149,405.59
3,545.66 107.18 257.24 3,910.08 257.24 257.24 257.24 251.24 257.24
13,824.19 733,33 1,759.98  16,317.49  1,759.98  1,759.98  1,759.98 1,759.98  1,759.98
602.00 602.00  2,571.10  4,190.88  4,901.29  5,611.69  7,082.60
5,611,216.95  2,939,801.39 63,092.84 152,024.81 3,154,919.04 153,993.91 155,613.69 156,324.10 157,034.50 158,505.41

EE N I EE B E EEm

ACCUM. DEP

1999 2000 2001 2002 TOTAL 12/31/02
0.00 0.00 0.00 0.00 930,358.86
149,405.59 149,405.59 149,405.59 '149,405.59 3,548,380.94
257.24 257.24 2571.24 257.24 6,225.23
1,759.98  1,759.98  1,759.98  1,759.98 32,157.30
1,826.26  8,536.31  9,246.22  9,957.13 60,525.48
159,249.07 159,959.12 160,669.03 161,379.94 1,574,753.58 4,577,647.81

ORIGINAL ACCUM. DEPR. DEPRECIATION ACCUM DEPR. ACCUM. DEP
cosT 1/31/92 8/t - 12/31/92 1993 12/31/93 1994 1995 1996 1997 1998 1999 2000 2001 2002 T0TAL 12/31/02

213,601.63 3,660.88  8,786.11 286,048.62  B,786.11  8,786.11  8,786.11  8,78.11 8,786.11  8,786.11 8,786.11  8,786.11  8,786.11 365,123.58

5,140.04 0.00 0.00 5,140.04 5,140.04

2,076.99 48.08 115.38 2,240.45 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 2,240.45

7,303.99 182.60 438.25 7,924.84 438.25 219.13 0.00 0.00 0.00 0.00 0.00 0.00 0.00 8,582.22

124,969.83 7,471.18 17,930.84 150,371.85 17,930.84  8,965.42 0.00 0.00 0.00 0.00 0.00 0.00 0.00 177,2¢8.10

15,909.27 1,136.38  2,721.32  19,772.98  2,721.32  2,721.32  1,363.66 0.00 0.00 0.00 0.00 0.00 0.00 26,591.29

5,714.44 490.60  1,177.44 7,382.48 1,177.44  1,177.44  1,177.4 588.72 0.00 0.00 0.00 0.00 0.00 11,503.52

604.05 302.12 125.09 1,631.26 725.09 725.09 725.09 725.09 125.09 725.09 125.09 362.55 0.00 7,069.45

430.00 430.00 862.55 920.75 920.75 920.75 920.75 920.75 920.75 920.75 920.75 8,658.55

806,124.47 435,320.24 23,521.26 10,431.95  10,431.95 10,069.40  9,706.86

ORIGINAL ACCUN. DEPR. DEPRECIATION ACCUM. DEPR. ACCUM DEP
cost 7/31/92 8/t - 12/31/92 1993 12/31/93 1994 1995 1996 1997 1998 1999 2000 2001 2002 T0TAL 12/31/02

392,632.29 5,861.99 14,068.78  412,563.06 14,068.78 14,068.78 14,068.78 14,068.78 14,066.78 14,068.78 14,068.78 14,068.78  14,068.78 539,182.11

411,148.19 21,037.21 50,489.30 482,674.70 50,489.30 50,489.30 50,489.30 50,489.30 50,489.30 50,489.30  50,489.30 50,489.30  50,489.30 937,078.42

1,829,298.13 803,780.48 26,899.20 64,558.09 895,237.77 64,558.09 64,558.09 64,558.09 64,558.09 64,558.09 64,558.09 64,558.09  645,580.85 1,476,260.53
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OCCUPANCY STUDY
©FOR
ANCHOR BANK
SCHEDULE OF EMPLOYEE PARKING

SCHEDULE OF EMPLOYEE PARKING

SQ. FT.  SPACES SQ. FT.  EMPLOYEE CUMULATIVE NEW EMPL  PREV.
DATE LEASED LEASED LOST SPACES SPACES RATE SPACES EMP. SPACES
1992 33,898 107 0 0 99 42.20 0.00 50,133.60
1/1/93 33,323 105 575 2 101 42.20 1,012.80 50,133.60
1/1/94 33,323 105 0 0 101 44.31 0.00 53,703.72
9/1/94 33,323 105 0 0 101 44.31 0.00
1/1/95 33,323 105 0 0 101 46.53 0.00 56,388.91
3/1/95 33,323 105 0 0 101 46.53 0.00
1/1/96 33,323 105 0 0 101 48.85 0.00 59,208.35
1/1/97 33,323 105 0 0 101 51.29 0.00 62,168.77
5/1/91 30,965 98 2,358 1 108 51.29 2,872.48
12/1/91 29,585 94 1,380 4 112 51.29  205.18
1/1/98 29,585 94 0 0 112 53.86 0.00 72,386.61
3/1/98 29,585 94 0 0 112 53.86 0.00
i) 1/1/99 29,585 94 0 0 112 56.55 0.00 76,005.94

5 4/1/99 29,585 94 0 0 112 56.55 0.00

| 9/1/99 29,585 94 0 0 112 56.55 0.00

i 3 1/1/00 29,585 - 94 0 0 112 59.38 0.00 79,806.23

i - 12/1/00 29,585 94 0 0 112 59.38 0.00

% 1/1f01 29,585 94 0 0 112 62.35 0.00 83,796.54

) 1/1/02 29,585 94 0 0 112 65.47 0.00 87,986.37

‘ 4/1/02 26,131 85 2,854 9 121 65.47 5,302.75

i 7/1/02 25,795 83 936 2 123 65.47  785.59

| %) 9/1/02 24,735 80 1,060 3 126 65.47  785.59

‘ 9,163 10,964.40 681,585.04 692,549.44
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16-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
INCOME FROM RENTAL ACTIVITY

o

NEVIASER INVESTMENTS

AMERICAN PETROLEUM

INISC. ASSOC. OF IND.

MCCUSKER &

STATE OF WIS

COYNE, KESS

' ' i ' '
1 i i ) 1
INC. H 1 COLLEGES & UNIV. | ROBERTSON, S.C. +  DEPT OF ADMIN H & BECKER H
SQUARE FOOTAGE 1,119 H 936 H 1,060 H 1,380 ! 495 H 2,854 \
PARKING SPACES 3.00 H 3.00 : 3.00 H 4.00 H 1.00 H 9.00 h
EXPIRATION DATES 2/28/95 ' 6/30/97 H 8/31/94 H 11/30/92 H 12/31/93 H 3/31/94 H
ANNUAL 1 ANNUAL 1 ANNUAL 1 ANNUAL V' ANNUAL 1 ANNUAL |
RENT PSF  PARKING | RENT PSF PARKING |  RENT PSF PARKING - RENT PSF PARKING | RENT PSF PARKING | RENT PSF PARKING |
_____________________ [N . P | - § e ecccececccececececcemascacenelesmmcemasaeacanacanann et Y |
L E 3 : i 3
1993 20,794.78 18,58 3,038.40 | 17,076.00  18.24 3,038.40 | 19,433.32  18.33 3,038.40 1 24,735.64 17.92 4,068.08 !  8,910.00 18.00 1,012.80 } 36,450.00 12.77 9,115.20 |
1994 21,913.78  19.58 3,038.40 | 18,018.00  19.25 3,038.40 | 20,475.63 19.32  3,142.20 }  25,972.42 18.82 4,271.48 '  9,355.50  18.90 1,116.60 } 38,321.10 13.43 9,815.85 |
1995 23,021.13  20.57 3,437.40 | 18,837.00  20.13 3,038.40 | 21,499.41 20.28  3,405.63 | 27,271.04 19.76 4,485.06 !  9,823.28  19.85 1,172.43 | 40,237.16 14.10 10,426.25 }
1996 24,172.18  21.60 3,663.75 | 19,656.00  21.00 3,038.40 } 22,574.38 21,30  3,575.91 ) 28,634.59 20.75 4,709.31 ! 10,314.44  20.84 1,231.05 | 42,249.01 14.80 10,947.57 |
1997 25,380.79  22.68 3,B46.94 | 20,621.10  22.04 3,277.80 | 23,703.10 22,36 3,754.71 ) 27,446.44 21.70 4,513.90 | 10,830.16  21.88 1,292.60 | 44,361.46 15.54 11,494.94 |
1998 26,649.83 23.82 4,039.28 | 21,658.46 23.14 3,605.13 | 24,888.25 23.48  3,942.44 ) 0.00 vo11,371.67 22.97 1,357.23 | 46,579.54  16.32 12,069.69 )
1999 27,982.32  25.01 4,241.25 | 22,741.38  24.30 3,785.39 | 26,132.66 24.65  4,139.56 ) 0.00 '11,940.25 24,12 1,425.10 | 48,908.51 17.14 12,673.18 ;
2000 29,381.44  26.26 4,453.31 ) 23,878.45  25.51 3,974.66 | 27,439.30 25.89  4,346.54 | 0.00 ! 12,537.26  25.33 1,496.35 ) 51,353.94 17.99 13,306.83 |
2001 30,850.51  27.57 4,675.98 | 25,072.317  26.719 4,173.39 | 28,811.26 21.18  4,563.87 i 0.00 i 13,164.13  26.59 1,571.17 i 53,921.64 18.89 13,97§.{8 1
2002 32,393.03  28.95 4,909.78 | 12,841.95  27.44 2,137.59 | 19,837.26 28.07  4,792.06 0.00 I. 13,822.33  21.92 1,649.73 I. 13,642.82 19.12 3,535.13 '
"""""""""""" fomemmemsaieee T & ey G e 1 Bttt Ittt TETITTTTTTT
TOTAL REVENUE 262,539.79 39,344.48 | 200,406.69 33,107.55 1234,794.56 38,701.33 | 134,060.12 E 13,325.06 s 416,025.18 107,356.81 |
zIzsszozzoIz :::::::::::::::::::::::: :::::::::::::::::::::: ::::::::::::::::::::::::: H ::::::::::l::::::::::::: :::::::Z::::
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16-Nov-92
0CCUPANCY STUDY
FOR
ANCHOR BANK
INCOME FROM RENTAL ACTIVITY

WHEELER VAN SICKLE H H 1 WISC AUTO & TRUCK 1 STROUD,STROUD, WILLIKK, H
& ANDERSON } THOMAS T. GEORGE | ROBERT 0. BURR } DEALERS ASSOC. H THOKPSON & HOWARD H
SQUARE FOOTAGE 6,625 H 460 H 415 H 5,622 ! 9,939 H
PARKING SPACES 22.00 : 1.00 H 1.00 ! 18.00 H 33.00 H
EXPIRATION DATES 1/31/94 H 12/31/94 H 12/31/94 H 2/28/94 H 8/31/97 H
ANNUAL STORAGE } ANNUAL 1 ANNUAL ! ANNUAL 1 ANNUAL H
RENT PSF (156 SF) PSF PARKING |  RENT PSF PARKING |  RENT PSF - PARKING |  RENT PSF PARKING | RENT PSF PARKING |
__________________________________________________________ I______4_-_________-_____________l_,,___.‘__-__--____--‘___________|-_-__._-__-..--__‘,___-__--_.___-__|___-__ )
A ! E : 5 :
1993 122,010.40 18.42  936.00 6.00 22,281.60 |  8,280.00  18.00 1,012.80 }  8,550.00  18.00 1,012.80 } 103,070.00  18.33  18,230.40 | 143,320.38  14.42 33,422.40 |
1994 128,497.36 19.40  963.30 6.18 23,233.10 | 8,739.96  19.00 1,012.80 }  9,024.96  19.00 1,012.80 } 108,340.63  19.27  19,787.40 | 147,619.99  14.85 33,422.40 |
1995 134,922.22 20.37  1011.47 6.48 25,076.98 1 9,176.96  19.95 1,172.40 )  9,476.21  19.95 1,172.40 | 113,757.66  20.23  20,936.25 | 152,048.59  15.30 33,422.40 |
1996 141,668.33 21.38  1062.04 6.81 26,330.82 ! 9,635.81  20.95 1,231.02 )  9,950.02  20.95 1,231.02 | 119,445.54  21.25  21,983.06 | 156,610.05  15.76 33,422.40 }
1997 148,751.75 22.45 1115.14 7.15 27,647.36 | 10,117.60  21.99 1,292.57 | 10,447.52  21.99 1,292.57 | 125,417.82  22.31  23,082.22 | 163,996.82  16.50 36,500.64 |
1998 156,189.34 23.58  1170.90 7.51 29,029.73 ! 10,623.48  23.09 1,357.20 ) 10,969.90  23.09 1,357.20 | 131,688.71  23.42  24,236.33 | 172,196.66 = 17.33 43,368.07 |
1999 163,998.81 24,75 1229.44 7.88 30,481.22 | 11,154.65  24.25 1,425.06 | 11,518.39  24.25 1,425.06 | 138,273.14  24.60  25,448.14 | 180,806.50  18.19 45,536.48 |
2000 172,198.75 25.99 1290.91 8.28 32,005.28 | 11,712.38  25.46 1,496.31 | 12,094.31  25.46 1,496.31 | 145,186.80  25.82  26,720.55 | 189,846.82  19.10 47,813.30 |
2001 180,808.68 27.29  1355.46 8.69 33,605.54 ) 12,298.00  26.73 1,571.13 ) 12,699.03  26.73 1,571.13 | 152,446.14  27.12  28,056.58 ; 199,339.16  20.06 50,203.96 |
2002 189,849.12 28.66 1423.23 9.12 35,285.82 | 12,912.90  28.07 1,649.68 | 13,333.98  28.07 1,649.68 | 160,068.45  28.47  29,459.41 } 209,306.12  21.06 52,714.16 |
© eeemmesccccess eeeseeecss  eemesesscseme== ccmancennesns - eceemcsecses | J e eccecccmcaes  eeesmemeema== lecccccccccennse  ecesmeeceeceeoes 1
1 1 t ] 1
TOTAL REVENUE 1,538,894.75 11,557.89 284,977.46 | 104,651.73 13,220.98 | 108,064.30 H 237,940.33 | 409,826.21 |

1 1 ] )
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16-Nov-92
OCCUPANCY STUDY
FOR
ANCHOR BANK
INCOME FROM RENTAL ACTIVITY
HONTZINGO & : H
GUSTIN ADY. LTD H TOTALS :
SQUARE FOOTAGE 2,358 i 33,323 |
PARKING SPACES 1.00 : 105 H
EXPIRATION DATES 4/30/94 ' h
ANNUAL 1 ANNUAL | AVERAGE
RENT PSF PARKING |  RENT PSF STORAGE PSF PARKING |} SQ FT
________________________________ [N comma mew cosancrsnsbannunielecavassnce
': E
1993 40,086.00  17.00 7,089.60 } 552,716.52  16.59 936.00 6.00 106,360.88 } 33,323
1994 41,422.20  17.57 7,574.00 } 577,701.52  17.34  963.30 6.18  110,465.43 § 33,323
1995 43,493.31  18.45 8,076.74 | 603,563.95  18.11 1011.47 6.48 115,822.34 | 33,323
1996 45,667.98  19.37 8,480.58 } 630,578.32  18.92 1062.04 6.81 119,844.89 | 33,323
1997 15,468.19  19.68 2,872.45 | 626,548.74  19.80 1115.14 7.15  120,868.71 } 31,636
1998 0.00 1 612,815.82  20.71 1170.90 1.51  124,362.31 | 29,585
1999 0.00 | 643,456.61  21.78 1229.44 7.88  130,580.43 | 29,585
2000 0.00 1 675,629.44  22.84 1290.91 8.28 137,109.45 { 29,585
2001 0.00 1 709,410.92 23.98 1355.46 8.69 143,964.92 | 29,585
2002 ) 0.00 | 678,007.96  25.47 1423.23 9.12  137,783.04 | 26,623
T masessesesssss . esessssess lecrcsncinsonse '  eeoessssssses - - . - essseeseeesee 1
] 1
TOTAL REVENUE 186,137.67 34,093.37 16,310,429.80 11,557.89 1,247,162.41 |

....................... lecovrrovevame rvmerereve cewvrocevemeel
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_ 20-Nov-92
B

: OCCUPANCY STUDY
) FOR
ANCHOR BANK

R
SCENARIO TWO (XEEP ALL DOWNTOWN HOLDINGS)
WITH APPRECIATION
~y ' ! " H H | CUMULATIVE 1} PY OF 1CUMULATIVE PV OF;}
petammmmmmoa oo cnose st net i e OCCUPANCY COSTS==------=m=s=mmsmmmcennconocoens 10CCUPANCY COSTS; H VINET OCCUPANCY |NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY )
) ! NEW CAPITAL SQUARE MADISON TOTAL 1 INCOME TAX 1§} SALES ! TAX ON GAIN |} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF ||
B YEAR } FACILITY AND RAMP NEWSPAPER LOT PROVIDENT ~ OCCUPANCY COSTS]  BENEFITS !* PROCEEDS ) FROM SALE |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS 1}
- | dccecemcarcans mseasescemceres SeteEAccceSemene TeeeeEReEeseeee SAeceacscacecmcan ldncsrananicnasa L. | OO [ DO, | L | I (N}
' ' 2] ] 18] ! |2} i [}
: 1993 H /A 91,078 12,783 117,254 221,112 | (159,910) 1} ' 1 61,202 | 61,202 |} 61,202 | 61,202 |}
) 1994 H N/A 85,141 13,422 100,864 199,427 | (165,039) 1} 0, 0 34,388 | 95,590 1} 32,595 | 93,791 1}
19958 H K/A 91,468 14,093 108,707 211,268 | (166,401) 1} H H 44,866 | 140,456 |, 40,310 134,107 |}
1996 1 N/A 99,855 14,797 110,792 225,444 | (168,143)}} H " 57,301 § 197,757 | 48,798 | 182,906 |}
*) 1997 : N/A 166,178 15,537 116,132 297,847 | (186,196) 1} ' " 111,652 | 309,409 1} 90,127 | 213,033 |}
1998 H N/A 190,851 16,314 - 121,739 328,904 | (208,451) 1} ' " 120,453 | 429,862 |} 92,163 | 365,196 1)
1999 H K/A 199,275 17,130 127,626 344,031 (214,690) ) ' " 129,341 | 559,203 |} 93,804 459,000 |}
‘) 2000 H N/A 208,120 17,986 133,807 359,913 § (221,211) 1} H H 138,703 | 697,906 95,349 | 554,349 |}
2001 H N/A 217,407 18,886 140,297 376,590 | (227,900} 1} ' n 148,690 | 846,59 | - 96,886 | 651,236 |1
2002 H N/A 325,538 19,830 147,112 492,480 | (263,532)1} H H 228,948 | 1,075,544 |} 141,405 |} 192,641 |
:) RESIDUAL VALUE | N/A H " (7,192,226) 2,424,530 ) (5,367,696)} (4,292,152) (3,315,245)} (2,522,604) )}
| B P, -- ——— | T W ccccccccana | ccccccmcmcnnan | lecocovoosooooss | leececcacavononoe [ X}
[} ] i ' " | R " | "
. 1,221,320 : (1,981,472)}} (7,792,226)} 2,424,530 | (4,292,152), W (2,522,604)) n
2 Yzzzzzzzzzzzzzzzllozzzzzzszzzzzzzoszzzzzzzzzzzzzzijszzzzizzoziiios) Vlzzzzzzzzzzzozas) u
NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES.
_) 2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
8
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20-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO TWO (KEEP ALL DOWNTOWN HOLDINGS)
WITH DEPRECIATION

RESIDUAL VALUE

1

1

H NEW CAPITAL SQUARE MADISON

1 FACILITY AND RANP NENSPAPER LOT PROVIDENT

| cccemiecncures Steeemtsrnrescen ctnnsanasntnatie ersacntenNeaeen
1

H N/A 91,078 12,183 117,251
H N/A 85,141 13,422 100,864
H N/& 91,468 14,093 105,707
H N/& 99,855 14,797 110,792
H N/A 166,178 15,537 116,132
' /A 190,851 16,314 - 121,739
H N/A 199,275 17,130 127,626
H N/A 208,120 17,986 133,807
' N/A 217,407 18,886 140,297
' N/A 325,538 19,830 147,112
H /A

]

|

!

ot |
OCCUPANCY COSTS!
_______________ 1
i

221,112 |
199,427 |
211,268 |
225,444 |
297,847 |
328,904 |
344,031 |
359,913 |
376,59 |
492,480 |

2

1

]

1

1

]

'

BENEFITS

]
]
i
INCOME TAX |
i
]
'

(159,910
(165,039

SALES
PROCEEDS

TAX ON GAIN
FROM SALE

1,940,269

! CUMULATIVE !

NET OCCUPANCY !NET OCCUPANCY !
COSTS NET OF ! COSTS NET OF !!
TAX BENEFITS | TAX BENEFITS !!
_______________ | R N |
] (R}

61,202 ! 61,202 1!

34,388 ! 95,590 !

44,866 | 140,456 1!

57,301 ! 197,757 1!

111,652 } 309,409 !}
120,453 ! 429,862 !!
129,341 ! 559,203 !
138,703 ! 697,906 1!
148,690 ! 846,59 !
228,948 | 1,075,544 !}
(4,610,264)}  (3,534,720)!!

! !

]

1

PV OF
NET OCCUPANCY
COSTS NET OF
TAX BEREFITS

1CUMULATIVE PV OF
1 NET OCCUPANCY
COSTS NET OF
TAX BENEFITS

61,202
32,595
40,310
48,798
90,127
92,163
93,804
95,349
96,886
141,405
(2,847,433)

61,202

93,197
134,107
182,906
273,033
365,196
459,000
554,349
651,236
! 792,641
b (2,054,192)

LL

1.00
0.947867
0.898452
0.851614
0.807217
0.765134
0.725246
0.687437
0.651599
0.617629
0.617629
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20-Nov-92

EXHIBIT 6
OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING)

i [}

1]
Fe s OCCUPANCY COST§-========m==smmsmomscemonnencann 10CCUPANCY COST

[N ]

(R} ]

' " '

H NEW CAPITAL SQUARE MADISON TOTAL 1 INCOME TAX 1} SALES !

YEAR 1 FACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS}  BENEFITS |}  PROCEEDS |
_______________ | DO - P, cmce ccceccasccecnenlecemcnccacancaal oo ccccacacaaaat
] ' L} ]

1993 H N/A 91,078 12,783 117,251 221,112 ) (159,910)1} H
1994 H N/A 294,135 13,422 100,864 408,420 (222,590)1) H
1995 ' N/A 341,160 14,093 N/A 355,253 | (215,689)1) (124,667);
1996 H N/A 362,031 14,797 N/A 376,828 | (224,381)}} (169,547)}
1997 ' N/A 441,821 15,537 K/4 457,358 | (246,315)1) (158,327)}
1998 H N/A 479,900 16,314 N/A 496,214 | (211,792)}} (147,107)}
1999 1 N/A 502,776 17,130 /A 519,906 |} (281,322);) (135,887)}
2000 H N/A 526,795 17,986 N/A 544,781 | (291,300) 1) H
2001 H N/A 552,017 18,886 N/A 570,902 | (301,764)}1 :
2002 H N/A 676,710 19,830 K/A 696,540 | (341,290) 1} H
RESIDUAL VALUE | NA H W (6,545,958)}
| . wemeaAmaccctans SheceGelneetoes Seaeneraneaan 1 e ccacacecnanae 1

' " ]

! 0 4,268,422 160,778 218,115 (2,556,354)}1  (7,281,491))

1

NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES

2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.

TAX ON GAIN
FROM SALE

31,505
49,009
44,633
40,257
35,881

1,990,433

]
1
KET OCCUPANCY |
COSTS NET OF |}
TAX BENEFITS |
_______________ 1
1

61,202 |
185,830 |
46,402 |

31,910 |

97,350 |
117,573 |
138,579 |
253,481 |
269,138 |
355,250 !
(4,555,525)!

]

(2,998,811)}

CUMULATIVE
NET OCCUPANCY
COSTS NET OF
TAX BENEFITS

293,434
325,344
422,694
540,266
678,845
932,326
1,201,464
1,556,714
(2,998,811)

Py OF
NET OCCUPANCY

ICUMULATIVE PV OF}}
! NET OCCUPANCY

(X}

"

COSTS NET OF | COSTS NET OF }j
TAX BENEFITS | TAX BENEFITS |}
_______________ | D IROIPoR— |
[ 1h)

61,202 § 61,202 |}
176,142 237,344 1}
41,690 | 279,034 |}

21,175 } 306,209 1}

78,583 | 384,791 1)

89,959 | 474,750 3}
100,504 | 575,254 |}
174,252 | 749,506 1)
175,370 | 924,876 |}
219,413 1,144,289 }}
(2,813,625), (1,669,336) 1
--------------- drzzzzzzzzzazzzzzy)
i

(]

1

(1,669,336) H
1
i
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20-Nov-92

ANCHOR BANK

BENEFITS FROM SALE OF PROPERTIES - 1/1/95

SALES PRICE
LESS: 3% SALES COSTS

LESS: ACCRUED REAL ESTATE TAX PAYMENT

SALES PROCEEDS

ORIGINAL COST
LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/94)

BASIS

TAXABLE GAIN

ANCHOR BANK

BENEFITS FROM SALE OF PROPERTIES - 1/1/03

SALES PRICE
LESS: 3% SALES COSTS

LESS: ACCRUED REAL ESTATE TAX PAYMENT

SALES PROCEEDS

ORIGINAL COST
LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/02)

BASIS

TAXABLE GAIN

INTEREST
PAYMENT

EG

TOTAL
PROCEEDS

5=
INSTALLMENT SALE
PRINCIPAL
PROVIDENT PAYMENT
BUILDING TOTAL
685,000 685,000 1/1/95 124,667
(20,550) (20,550) 1/1/96 124,667
(41,117) (41,117) 1/1/91 124,667
------------------------------- 1/1/9%8 124,667
623,333 623,333 1/1/99 124,661
623,333
174,124 174,124
(513,590) (513,590)
260,534 260,534
403,516 403,916
CAPITAL SQUARE MADISON
AND PARKING RANP NEWSPAPER LOT T0TAL
6,760,000 550,000 7,310,000
(202,800) (16,500) (219,300)
(504,813) (39,929) (544,742)
6,052,387 493,571 6,545,958
7,440,515 583,470 8,023,985
(6,036,959) 0 (6,036,959)
1,403,556 583,470 1,987,026
5,153,644 (49,970) 5,103,674

44,880
33,660
22,440
11,220

124,661
169,547
158,321
147,107
135,887

TAXABLE SALE PROCEEDS
INCOME NET OF TAXES
623,333
80,783 498,666
125,663 374,000
114,443 249,333
103,223 124,661
92,003 0
516,116

6L
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18-Nov-92

. OCCUPANCY STUDY
ey FOR
ANCHOR BANK
SCENARIO THREE
STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES

9 1993 1994 1995 199 1997 1998 1999 2000 2001 2002 ToTAL
| OCCUPANCY COSTS
9 CASH OCCUPANCY COSTS
OPERATING EXPENSES .
MAINTENANCE 249,890.15  262,384.66 247,720.89  260,106.94  273,112.28  286,761.90  301,106.29  316,161.61  331,99.69  348,568.17 2,877,788.57
A UTILITIES 23157783 243,156.72 22545145  236,724.02  248,560.22  260,988.24  274,03.65  287,739.53  302,126.51  317,232.83 2,627,594.99
- REAL ESTATE TAXES I0,78.57 390,304.50 368,702.62  387,130.76  406,494.64  426,819.38  448,160.34  470,566.36  494,096.78  518,801.62 4,282,804.58
INSURANCE 321725 35.991.11  34,846.83  36,589.17  38.418.63  40,339.56 4235654  44,474.36  46,698.08  49,032.99  403,024.51
D TOTAL OPERATING EXPENSES 887,463.80 931,836.99 876,721.80  920,557.88  966,585.78 1,014,915.07 1,065,660.82 1,118,943.86 1,174,891.06 1,233,635.61 10,191,212.67
O RENODELING COSTS 0.00  62,500.00 0.00 0.00  25,000.00 0.00 0.00 0.00 0.00  25,000.00  112,500.00
| CAPITALIZED EXPENDITURES §0,000.00 26,375.00 22,375.00  22,375.00  22,375.00  22,375.00  22,375.00  22,375.00  22,375.00 - 22,375.00  265,375.00
o CASH OCCUPANCY COSTS 947,463.80 1,020,711.99  899,09%.80  942,932.88 1,013,960.78 1,037,290.07 1,088,035.82 1,141,318.86 1,197,266.06 1,281,010.61 10,569,087.67
INCONE v
“ NET RENTAL INCOME - (553,652.52) (432,171.10) (354,884.07) (369,464.45) (352,379.17) (324,937.78) (341,184.67) (358,243.90) (376,156.09)  (328,090.40)(3,791,164.14)
“ PARKING INCOME - TENANTS (106,360.88) (110,465.43) (115,821.61) (119,845.11) (120,870.03) (124,362.05) (130,580.47) (137,111.02) (143,965.50) (137,559.44)(1,246,941.53)
. PARKING INCOME - ENPLOYEES (66,338.40) (69,655.32) (73.138.09) (76,794.99) (83.353.34)  (91,775.88)  (96.364.67) (101,182.90) (106,242.05) (118,820.88) (883,666.52)
o TOTAL INCOME (726,351.80) (612,291.85) (543,843.77) (566,104.55) (556,602.54) (541,075.71) (568,129.80)  (596,537.82)  (626,363.64)  (584,470.72)(5,921,772.19)
£y NET CASH OUTLAY BEFORE TAKES 221,112.00 408,420.14 355,253.03  376,828.34  457,358.24  496,214.36  519,906.02  544,781.04  570,902.41  696,539.89 4,647,315.48
DEPRECIATION 8,913.33 251,199.60 22017178 220,882.19  221,592.59  223,063.50  228,807.16  224,517.20  225,227.12  225,938.03 2,285,312.51
QO armaue occusaKcy cosTs 470,025.33  659,619.74 S75,424.81  597,710.53  678,950.83  719,277.86  743,713.18  769,298.25  796,129.53  922,477.92 6,932,621.99
£y TAXBEREFITS (1) (159,909.88) (222,590.45) (215,689.43) (224,380.86) (246,314.57) (271,792.12) (281,321.89) (291,300.07)  (301,764.27) (341,290.14)(2,556,353.67)
NET OCCUPANCY COSTS AFTER TAXES 300,115.45  437,029.29 35973538 373,329.67  432,636.25  447,485.75 477,998.18  494,365.21  SB1,187.78 4,376,274.32
D
5 (1) CALCULATED ON NET OCCUPANCY COSTS LESS RENODELING COSTS AND CAPITALIZED EXPENDITURES.
o]
‘) o
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO THREE
STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 T0TAL
) 0CCUPANCY COSTS
CASH OCCUPANCY COSTS
3 OPERATING EXPENSES
MAINTENANCE 188,889.75 198,334.24  208,250.95  218,663.50  229,596.67 241,076.51 253,130.33 265,786.85 219,076.19 293,030.00 2,375,834.98
UTILITIES 193,958.68  203,656.61 213,839.44  224,531.41  235,757.98 247,545.88 259,923.18 272,919.34 286,565.30 300,893.57 2,439,591.40
) REAL ESTATE TAXES 234,622.17 246,353.28 258,670.95  271,604.49  285,184.72 299,443.96 314,416.15 330,136.96 346,643.81 363,976.00 2,951,052.50
INSURANCE 24,460.80  25,683.84  26,968.03 28,316.43 29,732.26 31,218.87 32,719.81 34,418.80 36,139.74 37,946.73  307,665.31
) TOTAL OPERATING EXPENSES 641,931.40  674,027.97 707,729.31  743,115.84  780,271.63 819,285.21 860,249.47 903,261.95 948,425.04 995,846.30 8,074,144.19
REMODELING COSTS 0.00  62,500.00 0.00 0.00 25,000.00 0.00 0.00 0.00 0.00 25,000.00 112l,500.00
9 CAPITALIZED EXPENDITURES 35,000.00  22,375.00  22,375.00 22,375.00 22,375.00 22,375.00 22,375.00 22,3175.00 22,375.00 22,375.00  236,375.00
TOTAL CASH OCCUPANCY COSTS 676,931.40  758,902.97  730,104.37  765,490.84  827,646.63 841,660.21 882,624.47 925,636.95 970,800.04 1,043,221.30 8,423,019.19
) INCOME
NET RENTAL INCOME (553,652.52) (432,171.10) (354,884.07) (369,464.45) (352,379.17) (324,937.78) (341,184.67) (358,243.90) (376,156.09) (328,090.40)(3,791,164.14)
) . 0 A S R
h TOTAL INCOME (553,652.52) (432,171.10) (354,884.07) (369,464.45) (352,379.17) (324,937.78)  (341,184.67)  (358,243.90) (376,156.09)  (328,090.40)(3,791,164.14)
) NET CASH OUTLAY BEFORE TAXES 123,278.88  326,731.88  375,220.30  396,026.39  475,267.46 516,722.44 541,439.81 567,393.05 594,643.95 715,130.90 4,631,835.05
DEPRECIATION 152,024.81  153,993.91 155,613.69  156,324.10  157,034.50 158,505.41 159,249.07 159,959.12 160,669.03 161,379.94 1,574,753.58
) TAXABLE OCCUPANCY COSTS 275,303.69  480,725.79  530,833.99 552,350.49 632,301.96 615,221.85 700,688.88 121,352.17 755,312.98 876,510.84 6,206,608.63
) TAX BENEFITS (1) (93,718.44) (154,381.81) (198,299.01) (206,690.44) (228,121.52) (254,612.61) (264,542.41) (274,941.10) (285,845.81) (323,362.98)(2,284,516.12)
NET OCCUPANCY COSTS AFTER TAXES 181,585.25  326,343.98 332,534.98  345,660.05  404,180.45 420,615.24 436,146.47 452,411.07 469,467.17 553,147.86 3,922,092.51
~) DI oI I I I I I I IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIICIICIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIIITIsIIzIsiz

) (1) CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS
INCOME
PARKING INCOME - TENANTS
PARKING INCOME - EMPLOYEES
TOTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

E OEE O Bl EE KN
OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO THREE
STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP
1993 1994 1995 1996 1997 1998 1999 2000 - 2001 2002 TOTAL
34,094.15  35,798.86  37,588.80  39,468.24  41,441.65  43,513.74  45,689.42  47,973.89  50,372.59  52,891.22  428,832.57
10,532.43  11,059.06  11,612.01  12,192.61 12,802.24  13,442.35  14,114.47  14,820.19  15,561.20 16,339.26  132,475.83
75,289.21  79,053.67  83,006.35  87,156.67  91,514.51  96,090.23 100,894.74 105,939.48 111,236.45 116,798.28  946,979.60
5,390.70 5,660.24 5,943.25 6,240.41 6,552.43 6,880.05 7,224.05 1,585.26 7,964.52 8,362.75 67,803.65
125,306.50  131,571.82 138,150.41 145,057.93 152,310.83 159,926.37 ~ 167,922.69 176,318.82 185,134.76  194,391.50 1,576,091.64
125,306.50 131,571.82 138,150.41 145,057.93 152,310.83 159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64

(106,360.88) (110,465.43) (115,821.61) (119,845.11) (120,870.03) (124,362.05) (130,580.47) (137,111.02) (143,965.50) (137,559.44)(1,246,941.53)
(51,146.40) (53,703.72) (56,388.91) (59,208.35) (64,887.37) (72,386.61) (76,005.94) (79,806.23) (83,796.54) (95,253.10) (692,583.17)

(157,507.28) (164,169.15) (172,210.52) (179,053.46) (185,757.40) (196,748.66) (206,586.40) (216,917.25) (227,762.04) (232,812.54)(1,939,524.71)
(32,200.78) (32,597.33) (34,060.10) (33,995.53) (33,446.57) (36,822.29) (38,663.71) (40,598.43) (42,627.28) (38,421.04) (363,433.07)
64,558.09

32,351.31

64,558.09

30,497.99

64,556.09 64,558.09  64,558.09  64,558.09  64,558.09

30,562.56 ~ 31,111.52  27,735.80

64,558.09

23,959.66

64,558.09  64,558.09  645,580.90

26,137.05  282,147.83

31,960.76 25,894.38 21,930.81
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
CAPITALIZED EXPENDITURES
TOTAL CASH OCCUPANCY COSTS
RENTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS
TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

EE O e
0CCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO THREE
STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING
1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
25,200.00  26,460.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 51,660.00
27,086.71  28,441.05 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 55,521.76
37,294.43  39,159.15 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 76,453.57
2,670.15 2,803.66 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 5,473.81
92,251.29  96,863.85 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  189,115.14
25,000.00 4000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 29,000.00
117,251.29  100,863.85 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 - 218,115.14
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
117,251.29  100,863.85 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  218,115.14
32,330.43  32,647.60 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 64,978.03
149,581.72  133,511.45 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  283,093.17
(48,586.87) (50,509.47) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (99,096.34)
100,994.85  83,001.99 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  183,996.83

(1) CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO THREE
STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT
1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
HAINTENANCE 1,706.25 1,791.56 1,881.14 1,975.20 2,073.96 2,177.66 2,286.54 2,400.87 2,520.91 2,646.95  21,461.03
UTILITIES 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
REAL ESTATE TAXES 24,512.76  25,738.40  27,025.32  28,376.59  29,795.42  31,285.19  32,849.45  34,491.92  36,216.52  38,027.34  308,318.92
INSURANCE 1,755.60 1,843.38 1,935.55 2,032.33 2,133.94 2,240.64 2,352.61 2,470.31 2,593.82 2,723.51  22,081.75
TOTAL OPERATING EXPENSES 27,914.61  29,373.35  30,842.01  32,384.11 34,003.32  35,703.48  37,488.66  39,363.09  41,331.25  43,397.81 351,861.69

TOTAL CASH OCCUPANCY EXPENSES 27,974.61  29,373.35  30,842.01  32,384.11  34,003.32  35,703.48  37,488.66  39,363.09  41,331.25  43,397.81 351,861.69

mgg:ime ‘INCOME - EMPLOYEES (15,192.00) (15,951.60) (16,749.18) (17,586.64) (18,465.97) (19,389.27) (20,358.73) (21,376.67) (22,445.50) (23,567.78) (.191,083.34)
TOTAL IHCONE (.172.00) (5551600 (16.740.18) (1,596,600 (1.465.91) (19,589.27) (20.56.78) (21,56.67) (22,45.50) (25,561.78) (191,083.30)
NET CASH OUTLAY BEFORE TAXES 12,782.61  13,421.75  14,092.83  14,797.47  15,537.35  16,314.22  17,129.93  17,986.42  18,885.74  19,830.03 160,778.35
DEPRECIATION 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 _9..5)9_
TAXABLE OCCUPANCY COSTS -“;;:;é;t;r‘ 1;:4;1.75 1;,092.63 14,797.47  15,537.35  16,314.22  17,129.93  17,986.42  18,885.74  19,830.03 160,778.35
TAXABLE BENEFIT (4,985.22)  (5,234.48)  (5,496.20) (5,771.01)  (6,059.57) (6,362.54) - (6,680.67) (7,014.70) (7,365.44) (7,733.71) (62,703.56)

NET OCCUPANCY COSTS AFTER TAXES
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| : OCCUPANCY STUDY

-y FOR

} ANCHOR BANK

| SCHEDULE OF RENEWALS & EXPIRATIONS

|~

)

iv) DATE OF SQUARE  SF SF RENEWAL  YEAR OF  SQ. FT.

| YEAR EXPIRATION - FODTAGE ABSORBING RENEWING TERM EXPIRATION  LEASED

) 33,898

| 1992 12/1/92 1,380 01,380 5 12/1/91 33,898

| 1993 1/1/93 230 230 0 NA N/A 33,668

N 1/1/93 345 345 0 N/A H/A 33,323

. 1994 1/1/%4 495 0 495 5 1199 33,323

| 3/1/94 5,622 5,622 0 N N/A 21,701

- 4/1/94 2,854 0 2,854 5 4199 21,101

!" 5/1/94 2,358 0 2,358 3. 5197 21,701

| 8/1/94 6,625 6,625 0 NA NA 21,076

-y 9/1/94 1,060 0 1,060 5 9/1/99 21,076

- 1995 1/1/95 460 0 460 5 1/1/00 21,076

| 1/1/95 475 0 45 5 1/1/00 21,076

W 3/1/95 1,119 0 1,119 5 3/1/00 21,076

- 1997 5/1/97 2,358 2,358 0 N/A Na 18,718

| 19 936 0 936 5 7/1/02 18,718

) 9/1/91 9,939 0 9,939 5 9/1/02 18,718

- 12/1/91 1,380 1,380 0 N/A N 17,338

| 1999 1/1/99 495 0 495 5 1/1/04 17,338

l-) 41/99 - 2,854 0 2,85 3 410 17,338

| 9/1/99 1,060 0 1,060 3 9/1/02 17,338

| 2000 1/1/00 460 0 460 5 1/1/05 17,338

B 1/1/00 475 0 475 5 1/1/05 17,338

| 3/1/00 1,119 0 1,119 5 3/1/05 17,338

| 2002 41/02 2,854 2,854 0 NA N 14,484

b 1/1/02 936 936 0 NA N4 13,548
9/1/02 9,939 0 9,939 5 9/107 13,548

| 9/1/02 1,060 1,060 0 N& N 12,488

z“) 21,410

L R e e

| ) PLUS: VACANCY AT 1/1/93 1,000

} 22,410

% ) 39434444

|

!9

K &

|

I

|

|

\

|
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| : OCCUPANCY STUDY
':) FOR
| ANCHOR BANK
; SCHEDULE OF ENPLOYEE PARKING
“
y
SQ. FT. SPACES  SQ. FT.  EMPLOYEE CUNULATIVE NEW EMPL  PREV.
| DATE  LEASED  LEASED LOST  SPACES  SPACES  RATE  SPACES ENP. SPACES
1992 33,898 107 0 0 9 220 0.00 50,133.60
Y193 33,323 10 575 2 101 42.20 1,012.80 50,133.60
14 33,328 105 0 0 101 .31 0.00 53,703.72
3 2,700 105 5,622 0 101 W3l 0.00
s/t 21,701 105 0 0 101 W3 0.00
8/1/9 21,07 105 6,625 0 101 W3 0.00
Y195 21,00 105 0 0 101 4653 0.00 56,388.91
12/1/95 21,076 105 0 0 101 6.5 0.00
1% 21,07 105 0 0 101 48.85  0.00 59,208.35
YisT 21,07 105 0 0 101 5129 0.00 62,168.77
5/1/91 18,718 98 2,358 7 108 51.29 2,513.42
Y 21,07 9% 0 0 108 51.29 0.0
12/1/91 19,69 9 1,380 ' 112 51.29  205.18
11/98 19,69 % 0 0 12 53.86  0.00 72,386.61
31/98 19,69 % 0 0 112 53.86  0.00
Y199 19,69 9% 0 0 12 56.55  0.00 76,005.94
41/99  19,6% 9% 0 0 12 56.55  0.00
9/1/99 19,69 9% 0 0 112 56.55 0.0
11/00 19,69 9% 0 0 112 59.38 0.0 79,806.23
Y1jor 19,69 9% 0 0 112 62.35  0.00 83,79.54
| 1/02 19,69 % 0 0 12 65.47  0.00 87,986.37
| 41/02 16,842 85 2,854 9 121 65.47 5,302.75
| 7/1/02 15,906 82 936 3 124 65.47 1,178.39
9/1/02 18,636 91 1,060 3 127 65.47 78559
| 21,410 10,998.13 681,585.04
‘ :J p-$-4-4-5-0-0-4-9-$-4-1 1094303009090 -5-5-9-P5-4
D
5
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R
A OCCUPANCY STUDY
™y FOR
. : ANCHOR BANK
INCOME FROM RENTAL ACTIVITY
By
D
| HEVIASER INVESTNENTS ' AMERICAN PETROLEUM INISC. ASSOC. OF IND. | MCCUSKER & | STATE OF WIS | COYNE, NESS !
3 INC. ! ! COLLEGES & UNIV. ! ROBERTSON, S.C. ! DEPT OF ADHIN ! & BECKER !
SQUARE FOOTAGE 1,119 ! 936 ! 1,060 ‘ 1,380 ! 495 ! 2,854 i
| PARKING SPACES 3.00 ! 3.00 ! 3.00 ! 4.00 ! 1.00 ! 9.00 !
| D EXPIRATION DATES 2/28/95 H 6/30/97 H 8/31/94 ! 11/30/92 H 12/31/93 ) 3/31/94 '
) ANNUAL ! ANNUAL 1 ANNUAL ! ANNUAL ! ANNUAL 1 ANNUAL H
RENT PSF PARKING |  RENT PSF  PARKING |  RENT PSE  PARKING !  RENT PSF PARKING !  RENT PSF PARKING !  RENT PSF PARKING !
———— ] ———— —— PR B - t ——— R ]
2 | e e a | |
1993 20,794.78  18.58 3,038.40 ! 17,076.00  18.24 3,038.40 ! 19,433.32  18.33 3,038.40 | 24,735.64  17.92 4,068.08 !  §,910.00  18.00 1,012.80 ! 36,450.00 12.77 9,115.20 !
) 1994 21,913.78  19.58 3,038.40 | 18,018.00  19.25 3,038.40 ! 20,475.63  19.32 3,142.20 ! 25,972.42  18.82 4,271.48 !  9,355.50  18.90 1,116.60 | 38,321.10. 13.43 9,815.85 !
1995 23,021.13 20,57 3,437.40 ! 18,837.00  20.13 3,038.40 ! 21,499.41  20.28 3,405.63 ! 27,271.04  19.76 4,485.06 |  9,823.28  19.85 1,172.43 ! 40,237.16 14.10 10,426.25 !
1996 24,172.18  21.60 3,663.75 ! 19,656.00  21.00 3,038.40 ! 22,574.38  20.30 3,575.91 ! 28,634.59  20.75 4,709.31 | 10,314.44  20.84 1,231.05 ' 42,249.01 14.80 10,947.57 !
) 1997 25,380.79  22.68 3,846.94 | 20,621.10 22.04 3,277.80 ! 23,703.10  22.36 3,754.70 \ 27,446.44  21.70 4,513.90 | 10,830.16  21.88 1,292.60 | 44,361.46 15.54 11,494.94 !
1998 26,649.83  23.82 4,039.28 | 21,658.46  23.14 3,605.13 ! 24,888.25  23.48 3,942.44 | 0.00 YOOL,3TL6T 22.97 1,357.23 1 46,579.54  16.32 12,069.69 !
1999 27,982.32  25.01 4,241.25 ! 22,741.38  24.30 3,785.39 ! 26,132.66  24.65 4,139.56 ! 0.00 ©O11,940.25  24.12 1,425.10 ! 48,908.51 17.14 12,673.18 !
) 2000 29,381.44  26.26 4,453.31 ! 23,878.45  25.51 3,974.66 ! 27,439.30  25.89 4,346.54 ! 0.00 '12,537.26  25.33 1,496.35 ! 51,353.94 17.99 13,306.83 !
' 2001 30,850.51  27.57 4,675.98 | 25,072.37  26.79 4,173.39 ! 28,811.26  27.18 4,563.87 ! 0.00 DO13,164.13  26.59 1,571.17 ! 53,921.64 18.89 13,972.18 !
2002 32,393.03 28.95 4,909.78 | 12,841.95 27.44 2,137.59 | 19,837.2¢6 28.07  4,792.06 | 0.00 T 13,822.33 27.92 1,649.73 ) 13,642.82 19.12 3,535.13 |
g T T L e peceesssaesee lecoacansonnes esceocsesece | P 1 ] - Veacnsccicanse | | ecacesmeasse 1
: ] 1 ] ] 1 ]
S TOTAL REVENUE 262,539.79 ! 33,107.55 1234,794.56 ! ! 13,325.06 | 416,025.18 107,356.81 !
------------- 1] weewweoveclevccvesnnee 1] ) cvsvwmewrrloccvcccncccen [Rpeppappap——— ]
""""""" ] bbb At 1] 1 b R sestmmmns=ny
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16-Nov-92
OCCUPANCY STUDY
FOR
ANCHOR BANK
INCOME FROM RENTAL ACTIVITY
WHEELER VAN SICKLE H ! WISC AUTO & TRUCK STROUD,STROUD, WILLINK,
& ANDERSON -} THOMAS T. GEORGE 1 ROBERT 0. BURR DEALERS ASSOC. THOMPSON & HOWARD
SQUARE FOOTAGE 6,625 \ 460 H 475 5,622 9,939
PARKING SPACES 22.00 H 1.00 H 1.00 18.00 33.00
EXPIRATION DATES 1/31/94 H 12/31/94 H 12/31/94 2/28/94 8/31/91
ANNUAL STORAGE 1 ANNUAL 1+ ANNUAL ANNUAL ANNUAL
RENT PSF (156 SF) PSF PARKING | RENT PSF PARKING |  RENT PSF PARKING RENT PSF RENT PSF PARKING
_______________________________ | | P ——w camaw!
: E !
1993 122,010.40 18.42  936.00 6.00 22,281.60 ¢ 8,280.00 18.00 1,012.80 | 8,550.00  18.00 1,012.80 | 103,070.00  18.33 143,320.38 14,42 33,422.40
1994 13,427.06 19.00  546.00 6.00 12,997.60 |  8,739.96  19.00 1,012.80 | 9,024.96  19.00 1,012.80 |} 17,334.50  18.50 147,619.99  14.85 33,422.40
1995 0.00 0.00 Voo9,176.96  19.95 1,172.40 ) 9,476.21  19.95 1,172.40 |} 0.00 152,048.59  15.30 33,422.40
1996 0.00 0.00 ! 9,635.81  20.95 1,231.02 } 9,950.02  20.95 1,231.02 | 0.00 156,610.05  15.76 33,422.40
1997 0.00 0.00 v10,117.60  21.99 1,292.57 | 10,447.52  21.99 1,292.57 |} 0.00 163,996.82  16.50 36,500.64
1998 0.00 0.00 ! 10,623.48  23.09 1,357.20 | 10,969.90  23.09 1,357.20 | 0.00 172,196.66  17.33 43,368.07
1999 0.00 0.00 !11,154.65  24.25 1,425.06 | 11,518.39  24.25 1,425.06 | 0.00 180,806.50  18.19 45,536.48
2000 0.00 0.00 UO11,712.38  25.46 1,496.31 | 12,094.31  25.46 1,496.31 | 0.00 189,846.82  19.10 47,813.30
2001 0.00 0.00 t12,298.00 26,73 1,571.13 | 12,699.03  26.73 1,571.13 | 0.00 199,339.16  20.06 50,203.9¢6
2002 0.00 0.00 !12,912.90  28.07 1,649.68 | 13,333.98  28.07 1,649.68 | 0.00 209,306.12  21.06 52,714.16
.............. ——m— i 1 ——m——— cemmmmecce=locccann Ceerrereeers
' 1 ]
TOTAL REVENUE 195,437.4¢6 1,482.00 35,279.20 | 104,651.73 13,220.98 }108,064.30 13,220.98 | 120,404.50 1,715,091.10 409,826.21
1 ] ]
] 1 ¥
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16-Kov-92

SQUARE FOOTAGE
PARKING SPACES
EXPIRATION DATES

1993
1994
1995
1996
1997
1998
1999
2000
2001
2002

TOTAL REVENUE

MONTZINGO &

OCCUPANCY STUDY

FOR
ANCHOR BANK

INCOME FROM RENTAL ACTIVITY

]
i

1 AVERAGE

]
'
GUSTIN ADV. LTD H TOTALS
2,358 H 33,323
1.00 H 10§
4/30/94 H PARKING TO BE
ANNUAL 1 ANNUAL LEASED T0
RENT PSF PARKING |  RENT PSF STORAGE PSF PARKING  UNRELATED
1 csmansrcentcntenacnne
':
40,086.00  17.00 7,089.60 } 552,716.52  16.59 936.00 6.00 106,360.88
41,422.20  17.57 7,574.00 | 431,625.10  16.68 546.00 6.00  83,480.93  26,984.50
43,493.31  18.45 8,076.74 | 354,884.07  16.84 0.00 0.00  69,809.11  46,012.50
45,667.98  19.37 8,480.58 { 369,464.45 17.53 0.00 0.00  71,531.01  48,314.10
15,468.19  19.68 2,872.45 | 352,3719.17 18.17 0.00 0.00 70,139.13  50,730.90
0.00 }324,931.78 18,14 0.00 0.00  71,096.25  53,265.80
0.00 vo341,184.67  19.68 0.00 0.00  74,651.07  55,929.40
0.00 1 358,243.90  20.66 0.00 0.00 78,383.62  58,727.40
0.00 1 376,156.09  21.70 0.00 0.00 82,302.80  61,662.70
0.00 1 328,090.40  22.82 0.00 0.00 73,037.82  64,521.62
............. - [ I—
1
186,137.67 34,093.37 13,789,682.14 1,482.00 780,792.61  466,148.92

.......... levoomresncomwe

33,323
25,878
21,076
21,076
19,389
17,338
17,338
17,338
17,338
14,376

68
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19-Nov-92

: QCCUPANCY STUDY
k FOR
ANCHOR BANK

SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING)

WITH APPRECIATION

CUMULATIVE
NET OCCUPANCY

" PV OF \CUNULATIVE PV OF}}

LR

i
COSTS NET OF |} COSTS NET OF

[N

"

NET OCCUPANCY | NET OCCUPANCY

)
'
) NET OCCUPANCY
i
'
1

i i
' '
i i
| SALES TAX OK GAIN |
] t
1 1

1 1
v (1,904,810}

~
o~
o
~
=3
IR
o=
—
[N
w
-~
S
o~
IS
" oo
"Wo—

| '

' 1
| i | i "
) NEW CAPITAL SQUARE MADISON TOTAL {OCCUPANCY COST ' COSTS NET OF i COSTS NET OF )
} YEAR | FACILITY AND RAMP NEWSPAPER LOT PROVIDENT ~ OCCUPANCY COSTS; TAX BENEFITS PROCEEDS |  FROM SALE TAX BENEFITS | TAX BENEFITS TAX BENEFITS | TAX BENEFITS ||
_______________ | tcecccceseen csececececmecee emeesemeemseamee meeeemeeseesees weecmmamescecceelececcacceameanel loccceccccccmccetacccamccececeme eV icccmc e M  ccccccmcliccccccmcccceaaa b
1 i [N 1 " ' [} 1 L
) 1993 ' N/R 91,078 12,783 117,251 221,112 (159,910)1) ' " 61,202 } 61,202 1} 61,202 | 61,202 1,
J 1994 H N/A 294,135 13,422 100,864 408,421 | (222,590) 11 ' i 185,830 | 247,032 |} 176,142 } 237,344 |}
1995 H K/A 341,160 14,093 /A 355,253 | (215,689) 1) (129,517)) 33,397 14 43,444 | 290,476 1) 39,032 | 216,376 1)
i 1996 ' N/A 362,031 14,797 N/A 376,828 | (224,381)}} (176,143)} 51,581 |} 27,886 | 318,362 1} 23,748 | 300,124 |}
) 1997 H N/A 441,821 15,537 N/A 457,358 | (246,315)}} (164,486)} 47,035 }} 93,593 } 411,955 |} 75,550 | 375,674 |
1998 H /A 479,900 16,314 - N/A 496,214 | (2711,7192) 11 (152,830)} 42,489 || 114,082 | 526,036 |, 87,288 | 462,962 1)
1999 1 N/A 502,776 17,130 N/A 519,906 | (281,322)}} (141,173)} 37,943 1} 135,354 | 661,390 |} 98,165 | 561,127 1)
) 2000 H N/A 526,795 17,986 N/A 544,781 | (291,300)}) " 253,481 | 914,871 |} 174,252 135,319 1)
2001 ] N/& 552,017 18,886 /A 570,903 | (301,764)}1 HH 269,138 | 1,184,010 }} 175,370 } 910,749 1)
2002 ' L 676,710 19,830 N/A 696,540 | (341,290)}) " 355,250 | 1,539,260 1) 219,413 § 1,130,162 |,
3 RESIDUAL VALUE | /& H " v (4,913,908))  (3,374,648))  (3,034,972); H
1 t )
i | '
' ' [}
] i [
1 1 v

1
i
1
1
i
(7,133,470)} 2,219,563
1
5
i
i

J NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES

2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
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19-Nov-92
D
| 0CCUPANCY STUDY
kS FOR
1 ANCHOR BANK
D
| SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING)
| WITH DEPRECIATION ~
D ' ! " ! ' ! CUMULATIVE I} PV OF 'CUMULATIVE PV OF}!
| R e L OCCUPANCY COSTS-----==-=-==msommomcmoommoaans ! i ' '' NET OCCUPANCY | NET OCCUPANCY |1 NET OCCUPANCY | NET OCCUPANCY |}
{ ! NEW CAPITAL SQUARE MADISON TOTAL '0CCUPANCY COST ! SALES ! TAX ON GAIN !} COSTS NET OF ! COSTS NET OF !} COSTS NET OF | COSTS NET OF |}
D YEAR ! FACILITY AND RAMP NENSPAPER LOT PROVIDENT  OCCUPANCY COSTS! TAX BENEFITS !' PROCEEDS | FROM SALE |} TAX BENEFITS | TAX BENEFITS )i TAX BENEFITS | TAX BENEFITS |}
_______________ i ecmocmreees Cestcttmtrthaes S reraenrretocnnd anaehircEsnnnene cesvaccasssmesesleieciecesennias H eccccnensncraselccncccnccssrsnal loncacnscnnoncsnlerincemicssnsndel lancanas { - [N
' ) iR} 1 (X} i (N} ] 1
| 1993 ! N/A 91,078 12,783 117,251 221,112 } (159,910) )1 H " 61,202 | 61,202 1! 61,202 ! 61,202 1}
D 1994 ! N/A 294,135 13,422 100,864 408,421 | (222,590} 1 n 185,830 !} 247,032 !} 176,142 | 237,344 1}
1995 ! N/A 341,160 14,093 N/a 355,253 | (215,689) 1} (129,517)! 33,397 1} 43,444 ! 290,476 !! 39,032 | 216,376 |}
1996 ! N/A 362,031 14,797 /A 376,828 | (224,381) 11 (176,143)} 51,581 |! 27,886 | 318,362 1} 23,748 | 300,124 )1
S 1997 ! /A 441,821 15,537 N/A 457,358 | (246,315) )} (164,486)) 47,035 ! 93,593 ! 411,955 1} 75,550 ! 315,674 |
1998 ! N/A 419,900 16,314 - /A 496,214 | (2711,792)1) (152,830)} 42,489 ! 114,082 | 526,036 |1 87,288 ! 462,962 1)
1999 ! N/A 502,776 17,130 N/A 519,906 | (281,322)1F - (141,173)) 37,943 11 135,354 | 661,390 !} 98,165 | 561,127 })
D 2000 ! N/A 526,795 17,986 N/A 544,781 | (291,300) !} ! " 253,481 | 914,871 1} 174,252 ! 735,319 1!
| 2001 ! N/A 552,017 18,886 N/A 570,903 | (301,764) 1} ! H 269,138 | 1,184,010 }! 175,370 | 910,749 |}
| 2002 ' N/& 676,710 19,830 /& 696,540 ! (341,290)11 ! " 355,250 ! 1,539,260 !} 219,413 | 1,130,162 }}
oD RESIDUAL VALUE | N/A H o (5,998,164)) 1,776,793 11 (4,221,371))  (2,682,111)1%  (2,607,241)! (1,477,079)} !
oo eemmecees feeceessmbtEsem Fesemsmeseembicse hEeasesaseesonnse (N [ | [ I locevovumoomomen [ lecvmoownocoaanens '
‘ ] ] " ] [ [ttt " jrosssssssssssses "
! 0 4,268,423 160,778 218,115 4,647,316+ (2,556,354)11  (6,762,312)! 1,989,238 |} (2,682,111)] Y (1,477,079)) L
:::::I:.‘.:Z:::Z SSTI2222322322 22322222Z2232228 =s2zozozazZzzooss ::::ZZ::::::Z::::::::::::::::::::::::::::::::::::::::::::::Z:::::::::::::::::::::: ::::::::::ZI:::::: ::
)
0
)]
) ]
- 2
D)




v . K3 EE EE
|
)
o 20-Nov-92
)
| : OCCUPANCY STUDY
) FOR
| ANCHOR BANK
SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING)
| WITH APPRECIATION
| '} ! H H H " 1 CUMULATIVE |} PV OF '\CUMULATIVE PV OF)}
| o masateeconidonntacooaeee OCCUPANCY COSTS==-========ss-=ssommonscnnonnnn 10CCUPANCY COST |} H '! RET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY |}
‘ H NEW CAPITAL SQUARE MADISON TOTAL } INCOME TAX ! SALES ' TAX ON GAIN |} COSTS NET OF | COSTS NET OF }} COSTS NET OF |} COSTS NET OF )
| YEAR i FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS}  BENEFITS i1 PROCEEDS ! FROM SALE ! TAX BENEFITS | TAX BENEFITS ! TAX BENEFITS |} TAX BENEFITS }}
_______________ ] e cmcccccens memcnsccheceane SEEaeeeERGEen G e _____‘_________I_______________Il__._.~._‘____-_I___________Q‘__Il_________‘-____|_______._______I|.___-____-___-_|-__~____________|l
1 1 LR i (N} 1 (R i (R}
1993 H N/A 91,078 12,783 117,251 221,112 | (159,910) 4 H H 61,202 | 61,202 }} 61,202 | 61,202 1}
1994 H N/A 294,135 13,422 100,864 408,421 | (222,590) ) H " 185,830 | 247,032 1) 176,142 | 237,344 1)
1995 H N/A 341,160 14,093 N/A 355,253 | (215,689)}} (124,667)} 31,505 |} 46,402 | 293,434 |} 41,690 | 279,034 )
| 1996 H N/A 362,031 14,797 N/A 376,828 | (224,381)}} (169,547)} 49,009 |} 31,510 | 325,344 3 21,175 306,209 |}
| b 1997 H N/A 441,821 15,537 N/a 457,358 | (246,315) 1} (158,327)! 44,633 1) 97,350 | 422,694 1 78,583 | 384,792 1}
| 1998 H N/A 479,900 16,314 - N/A 496,214 | (271,792)}} (147,107)} 40,257 |} 117,573 | 540,267 |1 89,959 | 474,750 |}
| 1999 H N/A 502,776 17,130 N/A 519,906 | (281,322) 1} (135,887)} 35,881 |} 138,579 | 678,845 |} 100,504 | 575,254 }}
| ') 2000 H N 526,795 17,986 N/ 544,781 | (291,300)}} H " 253,481 | 932,321 |} 174,252 } 749,507 }}
| 2001 H N/A 552,017 18,886 N/ 570,903 | (301,764)1} ) H 269,138 | 1,201,465 |} 175,370 | 924,877 }}
i A 2002 H NA 676,710 19,830 N/A 696,540 | (341,290)}} H H 355,250 | 1,556,715 ;! 219,413 | 1,144,289 |}
’ ) RESIDUAL VALUE | N/A H 4 (7,133,470)} 2,219,563 |} (4,913,908)} (3,357,193)}} (3,034,972)} (1,890,682)}}
‘ ] 1 [} 1 |4} leeveovovoconeesn " levevoovovwnonmne il
\ J TS S ssoss S sssSssSsSSsSs SSSSsossosSoess Somsseses 1 " ] L T [ pSSssssscccssssss 1]
| H 0 4,268,423 160,778 218,115 4,647,316 (2,556,354) ) (7,869,003); 2,420,848 |} (3,357,193), " (1,890,682)! "
i 3 Vzzzzzzzzzzsz zzzzzozoIIIo IIIIIIIIIIIIIIToiiiziiiiiizz ::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::}::::::::::::::::‘ tl2zzzzzzzozizgez) "
| .
1 ) . NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES
{ ) 2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
| ;
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|
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20-Nov-92
OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING)
WITH DEPRECIATION ,
1 H " H " ! CUMULATIVE )} PV OF \CUMULATIVE PY OF}}
Rt Sl LD OCCUPANCY COSTS=--==-=-=s=-msmsosssmcmnmmanannn 1OCCUPANCY COST ;! H !1 NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY 1)
H NEW CAPITAL SQUARE MADISON TOTAL + INCOME TAX )} SALES ! TAX ON GAIN |} COSTS NET OF ! COSTS NET OF |} COSTS NET OF | COSTS NET OF "
YEAR 1+ FACILITY AND RAMP NENSPAPER LOT PROVIDENT OCCUPANCY COSTS}  BENEFITS !} PROCEEDS ! FROM SALE |} TAX BENEFITS | TAX BENEFITS !} TAX BENEFITS | TAX BENEFITS ||
I o i e e e i e ety BB e e e e e, | A Ty | | P AP | I | SR L [ R | DR "
t ] [N 1 1h) 1] " 1 "
1993 ! N/ 91,078 12,783 117,251 221,112 (159,910) 1} ! " 61,202 | 61,202 }) 61,202 | 61,202 |}
1994 H NA 294,135 13,422 100,864 408,421 | (222,590) 1} i " 185,830 | 247,032 |} 176,142 } 231,344 )}
1995 H N/A 341,160 14,093 N/ 355,253 |} (215,689) 1 (124,667); 31,505 ) 46,402 | 293,434 |} 41,690 | 279,034 |}
1996 H N/A 362,031 14,797 N/A 376,828 | (224,381)}} (169,547)} 49,009 |1 31,910 | 325,344 |} 27,175 | 306,209 |}
1997 H N/A 441,821 15,537 N/A 457,358 | (246,315) )} (158,327)} 44,633 11 97,350 | 422,694 |} 78,583 | 384,792 |}
1998 H N/A 479,900 16,314 - N/A 496,214 | (211,792) 4 (147,107)} 40,257 |} 117,573 § 540,267 |} 89,959 | 474,750 |}
1999 : Na 502,776 17,130 N/a 519,906 | (281,322) 1} (135,887)} 35,881 |} 138,579 | 678,845 || 100,504 | 575,254 |}
2000 \ N/A 526,795 17,986 N/A 544,781 | (291,300)1} H H 253,481 | 932,327 |} 174,252 ) 749,507 |}
2001 H N/A 552,017 18,886 N/A 570,903 | (301,764) 11 H H 269,138 | 1,201,465 }} 175,370 | 924,877 ||
2002 H N/A 676,710 19,830 N/A 696,540 | (341,290) ) H 3 355,250 | 1,556,715 }} 219,413 } 1,144,289 |}
RESIDUAL VALUE } H " (5,998,164)} 1,776,793 }} (4,221,311)} (2,664,656)}) (2,607,241)} (1,462,952)}}
toomn smee e 1e-- " :::::E::::::::::H --------------- :::::::::::::::::::
H (2,556,354) 1} (6,733,697)) 1,978,078 |} ' H
] 1
] 1

—
~
o~
o~
-~
o~
o
o

~

(1,462,952)} !
............... P P T S I POy | 1
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20-Nov-92

EXHIBIT H
OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO FOUR (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT AND MADISON NEWSPAPER LOT)

3 ! " ! " ' CUMULATIVE |} PV OF 'CUNULATIVE PV OF}!

R e B LR DCCUPANCY COSTS=-==--======m=smmcosemnmmmmmnnns 10CCUPANCY COST }! ! '} NET OCCUPANCY ! NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY ||

! NEW CAPITAL SQUARE MADISON T0TAL ' INCOME TAX |} SALES ' TAX ON GAIN !! COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF 1}

YEAR ' OFACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS!  BENEFITS !} PROCEEDS |  FRON SALE || TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS
--------------- Joeemsmomeoses seeseocosocies ssessescseesanslmosmenessocooos 1 B e el e
1993 ! N/A 91,078 12,783 117,251 221,112 } (159,910) 1} | i 61,203 | 61,203 |} 61,203 | 61,203 |}
1994 ! N/A 305,832 13,422 100,863 420,118 | (227,153)}} ! " 192,965 | 254,168 }} 182,905 | 244,108 |
1995 ! N/A 359,025 N/A K/A 359,025 | (217,161)4  (1,129,808)) 138,039 |} (849,904)} (595,737) 1! (763,598)! (519,490) !}
1996 ! N/A 380,790 Na - N/A 380,790 | (225,926) 1} ! " 154,864 | (440,873)}! 131,884 !} (387,606) 1}
1997 ! N/A 461,519 N/A NA 461,519 (247,931)14 ! " 213,581 | (221,291)}} 172,407 } (215,199) )}
1998 ! N/A 500,581 N/R N/A 500,581 | (273,495) 1} ! " 227,086 } (205)}} 173,751 | (41,448) !}
1999 ! N/A 524,492 N/A N/A 524,492 | (283,110)}} ! " 241,381 | 241,176 1} 175,061 | 133,613 1)
2000 ! N/A 549,597 N/A N/A 549,597 | (293,178) 1} ! " 256,419 | 497,595 |) 176,272 | 309,885 |
2001 H /A 575,958 N/A N/A 575,958 | (303,736) 1} ! " 212,222 } 769,817 |} 177,380 |} 487,264 !
2002 ! N/A 701,625 N/A N/A 701,625 | (343,273)!) ! H 358,351 } 1,128,169 }! 221,328 | 708,593 |}
RESIDUAL VALUE | N/A ! 't (6,052,387)) 2,009,921 1! (4,042,466)F  (2,914,297)))  (2,496,744)} (1,788,152) !}
H o essssssssssses smcmesseoccoooo csecsssesoeseos R e Eeats oo meeeeee Meceomemeeceaeee brzzzzzzzooziziz)ieesadeescooeooo Vs2zzsz2zzzzoceaci!

! 0 4,450,497 26,205 218,115 4,694,817 ¢V (2,574,879))F  (7,182,195)} 2,147,960 |} (2,914,297)) " (1,788,152)) "

] 1 (R}

1] ] 1 "

NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES.

2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
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20-Nov-92

ANCHOR BANK

BENEFITS FROM SALE OF PROPERTIES - 1/1

SALES PRICE
LESS: 3% SALES COSTS
LESS: ACCRUED REAL ESTATE TAX PAYMENT

SALES PROCEEDS
ORIGINAL COST
LESS: ACCUMULATED
DEPRECIATION (AS OF 12/31/94)

BASIS

TAXABLE GAIN

ANCHOR BANK
BENEFITS FROM SALE OF PROPERTIES - 1/1

SALES PRICE
LESS: 3% SALES COSTS
LESS: ACCRUED REAL ESTATE TAX PAYMENT

SALES PROCEEDS

ORIGINAL COST
LESS: ACCUMULATED
DEPRECIATION (AS OF 12/31/02)

BASIS

TAXABLE GAIN

/95
PROVIDENT MADISON
BUILDING NEWSPAPER LOT TOTAL
685,000 550,000 1,235,000
(20,550) (16,500) (37,050)
(41,117) (27,025) (68,142)
623,333 506,475 1,129,808
774,124 583,470 1,357,594
(513,590) 0 (513,590)
260,534 583,470 844,004
403,916 (49,970) 353,946
103

CAPITAL SQUARE
AND PARKING RAMP TOTAL

6,760,000 6,760,000
(202,800) (202,800)
(504,813) (504,813)

7,440,515 7,440,515

(6,036,959) (6,036,959)
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18-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO FOUR
STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE 249,890.15 262,384.66 245,839.75  258,131.74  271,038.33 284,590.24 298,819.75 313,760.74 329,448.78 345,921.22 2,859,825.36
UTILITIES 231,577.83  243,156.72  225,451.45  236,724.02  248,560.22 260,988.24 274,037.65 287,739.53 302,126.51 317,232.83  2,621,594.99
REAL ESTATE TAXES 371,718.57  390,304.50 341,677.30  358,761.17  376,699.23 395,534.19 415,310.90 436,076.44 457,880.26 480,774.28 4,024,736.83
INSURANCE 34,217.25 © 35,991.11  32,911.28 34,556.84 36,284.68 38,098.92 40,003.87 42,004.06 44,104.26 46,309.47  384,541.75
TOTAL OPERATING EXPENSES 887,463.80  931,836.99 845,879.78  888,173.77  932,582.46 979,211.58  1,028,172.16 1,079,580.77 1,133,559.81 1,190,237.80 9,896,698.93
REMODELING COSTS 0.00  62,500.00 0.00 0.00 25,000.00 0.00 0.00 0.00 0.00 25,000.00  112,500.00
CAPITALIZED EXPENDITURES 60,000.00  26,375.00  22,375.00 22,375.00 22,375.00 22,375.00 22,375.00 22,375.00 22,375.00 - 22,375.00  265,375.00
CASH OCCUPANCY COSTS 947,463.80 1,020,711.99  868,254.78  910,548.77  979,957.46 1,001,586.58 1,050,547.16 1,101,955.77 1,155,934.81 1,237,612.80 10,274,573.93

INCOME
NET RENTAL INCOME
PARKING INCOME - TENANTS
PARKING INCOME - EMPLOYEES

(553,652.52) (432,171.10) (354,884.07) (369,464.45) (352,379.17) (324,937.78)  (341,184.67) (356,243.90) (376,156.09)  (328,090.40)(3,791,164.14)
(106,360.88) (88,133.43) (81,207.61) (83,499.51) (82,706.43)  (84,291.65)  (88,506.07)  (92,931.82)  (97,578.30)  (89,076.92) (894,292.61)
(66,338.40) (80,289.72) (73,138.09) (76,794.99)  (83,353.34)  (91,775.88)  (96,364.67)  (101,182.90) (106,242.05) (118,820.88) (894,300.92)

TOTAL INCOME (726,351.80) (600,594.25) (509,229.77) (529,758.95) (518,438.94)  (501,005.31)  (526,055.40)  (552,358.62)  (579,976.44)  (535,988.20)(5,579,757.67)

NET CASH OUTLAY BEFORE TAXES 221,112.00  420,117.74  359,025.02 380,789.82  461,518.52 500,581.28 524,491.76 549,597.15 575,958.37 701,624.60 4,694,816.26
DEPRECIATION 248,913.33  251,199.60 220,171.78  220,882.19  221,592.59 223,063.50 223,807.16 224,517.21 225,221.12 225,938.03 2,235,312.51
TAXABLE OCCUPANCY COSTS 470,025.33  671,317.34 579,196.80  601,672.01  683,111.11 723,644.78 748,298.92 174,114.36 801,185.49 927,562.63 6,980,128.77

TAX BENEFITS (1) (159,909.88) (227,152.51) (217,160.50) (225,925.84) (247,937.08) (273,495.21) (283,110.33) (293,178.35) (303,736.09) (343,273.18)(2,574,878.97)

NET OCCUPANCY COSTS AFTER TAXES

310,115.45  444,164.83  362,036.30

375,746.18  435,174.03 450,149.56 497,449.40 584,289.46 4,405,249.80

(1) CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.
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18-Nov-92

OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES

REMODELING COSTS
CAPITALIZED EXPENDITURES

TOTAL CASH OCCUPANCY COSTS

INCOME
NET RENTAL INCOME

TOTAL INCOME

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

1993

1994

1995

OCCUPANCY STUDY
. FOR
ANCHOR BANK
SCENARIO FOUR
STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

2002 TOTAL

188,889.75
193,958.68
234,622.17

24,460.80

198,334.24
203,656.61
246,353.28

25,683.84

208,250.95
213,839.44
258,670.95

26,968.03

279,076.19
286,565.30
346,643.81

36,139.74

293,030.00 2,375,834.98
300,893.57 2,439,591.40
363,976.00 2,951,052.50
37,946.73  307,665.31

641,931.40

0.00
35,000.00

674,027.97

62,500.00
22,375.00

1707,729.37

0.00
22,375.00

948,425.04

0.00
22,375.00

995,846.30 8,074,144.19

25,000.00
22,375.00

112,500.00
236,375.00

676,931.40

(553,652.52) (432,171.10) (354,884.07) (369,464.45) (352,379.17)

758,902.97

130,104.37

1996 1997 1998 1999 2000
218,663.50  229,596.67 241,076.51 253,130.33 265,786.85
224,531.41  235,757.98 247,545.88 259,923.18 272,919.34
271,604.49  285,184.72 299,443.96 314,416.15 330,136.96

28,316.43 29,732.26 31,218.87 32,719.81 34,418.80
743,115.84  780,271.63 819,285.21 860,249.47 903,261.95

0.00 25,000.00 0.00 0.00 0.00
22,375.00 22,375.00 22,375.00 22,375.00 22,375.00
765,490.84  827,646.63 841,660.21 862,624.47 925,636.95

(324,937.78)  (341,184.67)  (358,243.90)

970,800.04

(376,156.09)

1,043,221.30 8,423,019.19

(328,090.40)(3,791,164.14)

(553,652.52) (432,171.10) (354,884.07)

123,278.88

152,024.81

326,731.88

153,993.91

375,220.30

155,613.69

(369,464.45) (352,379.17)

(324,937.78)  (341,184.67)  (358,243.90)

(376,156.09)

594,643.95

160,669.03

(328,090.40)(3,791,164.14)
715,130.90 4,631,855.05

161,379.94 1,574,753.58

275,303.69

(93,718.44) (154,381.81) (198,299.01) (206,690.44) (228,121.52)

181,585.25

480,725.79

326,343.98

530,833.99

396,026.39  475,267.46 516,722.44 541,439.81 567,393.05
156,324.10  157,034.50 158,505.41 159,249.07 159,959.12
552,350.49  632,301.96 675,227.85 700,688.88 121,352.11

(254,612.61)  (264,542.41)  (274,941.10)

755,312.98

(285,845.81)

876,510.84 6,206,608.63

(323,362.98)(2,284,516.12)

332,534.98

553,147.86 3,922,092.51

(1) CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO FOUR
STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP
1993 1994 1995 199 1997 1998 1999 2000 2001 2002 ToTAL
OCCUPANCY COSTS '
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE 34,094.15  35,798.86  37,588.80  39,468.24  41,441.65  43,513.74  45,689.42  47,973.89  50,372.59  52,891.22  428,832.57
UTILITIES 10,532.43  11,059.06  11,612.01  12,192.61  12,802.24  13,442.35  14,114.47  14,820.19  15,561.20  16,339.26  132,475.83
REAL ESTATE TAXES 75,289.21  79,053.67  83,006.35  87,156.67  91,514.51  96,090.23 100,894.74 105,939.48 111,236.45 116,798.28  946,979.60
INSURANCE 5,390.70  5,660.24  5,943.25  6,240.41  6,552.43  6,880.05-  7,224.05  7,585.26  7,964.52  8,362.75  67,803.65
TOTAL OPERATING EXPENSES 125,306.50 131,571.82 138,150.41 145,057.93 152,310.83 159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64
TOTAL CASH OCCUPANCY COSTS 125,306.50 131,571.82 138,150.41 145,057.93  152,310.83 159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64
INCONE ,
PARKING INCOME - TENANTS (106,360.88) (88,133.43) (81,207.61) (83,499.51) (82,706.43) (84,291.65) (88,506.07) (92,931.82) (97,578.30) (89,076.92) (894,292.61)

PARKING INCOME - EMPLOYEES  (51,146.40) (64,338.12) (73,138.09) (76,794.99) (83,353.34) (91,775.88) (96,364.67) (101,182.90) (106,242.05) (118,820.88) (863,157.32)

TOTAL INCOME (157,507.28) (152,471.55) (154;345.70) (160,294.50) (166,059.77) (176,067.53) (184,870.73) (194,114.72) (203,820.35) (207,897.80)(1,757,449.93)

NET CASH OUTLAY BEFORE TAXES (32,200.78) (20,899.73) (16,195.28) (15,236.56) (13,748.94) (16,141.16) (16,948.05) (17,795.90) (18,685.58) (13,506.29) (181,358.29)

DEPRECIATION 64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  645,580.90
TAXABLE OCCUPANCY COSTS 32,357.31  43,658.36  48,362.81  49,321.53  50,809.15  48,416.93  47,610.04  46,762.19  45,872.51  51,051.80  464,222.61
TAX BENEFITS (12,619.35) (17,026.76) (18,861.49) (19,235.40) (19,815.57) (18,882.60) (18,567.92) (18,237.25) (17,890.28) (19,910.20) (181,046.82)

NET OCCUPANCY COSTS AFTER TAXES
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18-Nov-92

OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
CAPITALIZED EXPENDITURES
TOTAL CASH OCCUPANCY COSTS
RENTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS

TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO FOUR

STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING

2000

2001

EE Il EE EE Ea N EE ER BE DR DR EE AR EE EE EER D EE e

2002 TOTAL

25,200.00
27,086.71
37,294.43

0.00 51,660.00
0.00 55,521.76
0.00 76,453.57
0.00 5,473.81

92,251.29
25,000.00

117,251.29

117,251.29

32,330.43

0.00  189,115.14
0.00 29,000.00

0.00 - 218,115.14

0.00  218,115.14

0.00 64,978.03

149,581.72

(48,586.87)

(1) CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.

1994 1995 1996 1997 1998 1999
26,460.00 0.00 0.00 0.00 0.00 0.00
28,441.05 0.00 0.00 0.00 0.00 0.00
39,159.15 0.00 0.00 0.00 0.00 0.00

2,803.66 0.00 0.00 0.00 0.00 0.00
96,863.85 0.00 0.00 0.00 0.00 0.00

4000.00 0.00 0.00 0.00 0.00 0.00
100,863.85 0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00 0.00
Tmess o o o 000 000
32,647.60 0.00 0.00 0.00 0.00 0.00
133,511.45 0.00 0.00 0.00 0.00 0.00
(50,509.47) 0.00 0.00 0.00 0.00 0.00

0.00  283,093.17

0.00  (99,096.34)
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY EXPENSES

INCOME
PARKING INCOME - EMPLOYEES

TOTAL INCOME

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

1993

1994

OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO FOUR

STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT

1997

1998

1999

1,706.25
0.00
24,512.76
1,755.60

27,974.61

21,974.61

(15,192.00)

1,791.56
0.00
25,738.40
1,843.38

29,373.35

29,373.35

(15,951.60)

(15,192.00)

12,782.61

(15,951.60)

13,421.75

12,782.61

(4,985.22)

13,421.75

(5,234.48)

1995 199
0.00 0.00
0.00 0.00
0.00 0.00

©0.00 0.00
000 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00

2000 2001 2002 TOTAL
0.00 0.00 0.00 3,497.81
0.00 0.00 0.00 0.00
0.00 0.00 0.00  50,251.17
0.00 0.00 0.00 3,598.98
0.00 0.00 0.00  57,347.96
0.00 0.00 0.00  57,347.96
0.00 0.00 0.00 i51,143.60)
0.00 0.00 0.00 (31,143.60)
0.00 0.00 0.00  26,204.36
0.00 0.00 0.00 0.00
0.00 0.00 0.00  26,204.36
0.00 . 0.00 0.00  (10,219.70)
0.00 0.00 0.00  15,984.66
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16-Nov-92
OCCUPANCY STUDY
FOR
ANCHOR BANK
INCOME FROM RENTAL ACTIVITY
SCHEDULE 11
NEVIASER INVESTMENTS H AMERICAN PETROLEUM 1WISC. ASSOC. OF IND. 1 MCCUSKER &  STATE OF WIS H COYNE, NESS '
INC. H ! COLLEGES & URIV. 1 ROBERTSON, S.C. +  DEPT OF ADMIN H & BECKER H
SQUARE FOOTAGE 1,119 H 936 : 1,060 H 1,380 H 495 H 2,854 H
PARKING SPACES 3.00 H 3.00 H 3.00 , 4.00 H 1.00 H 9.00 '
EXPIRATION DATES 2/28/95 H 6/30/91 H 8/31/94 H 11/30/92 i 12/31/93 ! 3/31/94 H
ANNUAL 1 ANNUAL 1 ANNUAL ' ANNUAL 1 ANNUAL 1 ANNUAL H
RENT PSF  PARKING |  RENT PSF PARKING |  RENT PSF PARKING |  RENT PSF PARKING |  RENT PSF PARKING |}  RENT PSF PARKING |
-------------------------------- : T -4
] ] ] 1 1 [}
' - 1 ] 1 1 1
1993 20,794.78  18.58 '3,038.40 | 17,076.00  18.24 3,038.40 | 19,433.32 18.33 . 3,038.40 |  24,735.64 17.92 4,068.08 }  8,910.00 18.00 1,012.80 | 36,450.00 12.77 9,115.20 ;
1994 21,913.78  19.58 3,038.40 ! 18,018.00  19.25 3,038.40 | 20,475.63 19.32  3,142.20 } 25,972.42 18.82 4,271.48}  9,355.50 18.90 1,116.60 } 38,321.10 13.43 9,815.85 }
1995 23,021.13  20.57 3,437.40 | 18,837.00  20.13 3,038.40 ; 21,499.41 20.28 3,405.63 ) 27,271.04 19.76 4,485.06 |}  9,823.28 19.85. 1,172.43 |  40,237.16 14.10 10,426.25 |
1996 24,172.18  21.60 3,663.75 ) 19,656.00  21.00 3,038.40 ; 22,574.38 21.30  3,575.91 ) 28,634.59 20.75 4,709.31 ) 10,314.44 20.84 1,231.05 ) 42,249.01 14.80 10,947.57 |
1997 25,380.79  22.68 3,846.94 | 20,627.10  22.04 3,277.80 | 23,703.10 22.36  3,754.71 ) 27,446.44 21.70 4,513.90 } 10,830.16 21.88 1,292.60 ) 44,361.46 15.54 11,494.94 |
1998 26,649.83  23.82 4,039.28  21,658.46  23.14 3,605.13 | 24,888.25 23.48  3,942.44 ) 0.00 V11,3067 22.97 1,357.23 % 46,579.54 16.32 12,069.69 |
1999 27,982.32  25.01 4,241.25 ) 22,741.38  24.30 3,785.39 | 26,132.66 24.65 4,139.56 | 0.00 1 11,940.25 24.12 1,425.10 | 48,908.51 17.14 12,673.18 |
2000 29,381.44  26.26 4,453.31 | 23,878.45  25.51 3,974.66 | 27,439.30 25.89  4,346.54 | 0.00 v 12,537.26 25.33 1,496.35 ) 51,353.94 17.99 13,306.83 |
2001 30,850.51  27.57 4,675.98 ) 25,072.37  26.79 4,173.39 | 28,811.26 27.18  4,563.87 | 0.00 b13,164.13 26.59 1,571.17 ) 53,921.64 18.89 13,972.18 |
2002 32,393.03  28.95 4,909.78 | 12,841.95  27.44 2,137.59 | 19,837.26 28.07  4,792.06 | 0.00 Vo 13,822.33 27.92 1,649.73 | 13,642.82 19.12 3,535.13 )
----------------------- '
TOTAL REVENUE 262,539.79 39,344.48 | 200,406.69 33,107.55 1234,794.56 38,701.33 | 134,060.12 22,047.84 | 112,069.02 13,325.06 | 416,025.18
] ] 1 1
1 1 1
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16-Nov-92

SQUARE FOOTAGE
PARKING SPACES
EXPIRATION DATES

1993
1994
1995
1996
199
1998
1999
2000
2001
2002

* TOTAL REVENUE

WHEELER VAN SICKLE

& ANDERSON
6,625
22.00
1/31/9%4
STORAGE
PSF (156 SF) PSF

18.42  936.00 6.00
19.00  546.00 6.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00

1,482.00

PARKING

22,281.60
12,997.60

OCCUPANCY STUDY
FOR
ANCHOR BANK
INCOME FROM RENTAL ACTIVITY
SCHEDULE 11

THOMAS T. GEORGE ROBERT 0. BURR

i i

] |

b '

: 460 : 415
: 1.00 : 1.00
' 12/31/%4 : 12/31/%4
L ANNUAL | ANNUAL

i RENT PSF PARKING | RENT PSF
fosemensceeme s R —
! :

! 8,260.00 18.00 1,012.80 | §,550.00 18.00
! 8,739.9 19.00 1,012.80 | 9,024.96  19.00
D9,176.96  19.95 1,172.40 | 9,476.21  19.95
' 9,635.81  20.95 1,231.02 ! 9,950.02  20.95
{10,117.60 2199 1,292.57 ) 10,447.52 2199
! 10,623.48  23.09 1,357.20 ! 10,99.90  23.09
' OI1,154.65  24.25 1,425.06 | 11,518.39  24.25
DOILTIZIE 25.46 1,496.31 | 12,094.31  25.46
b12,298.00  26.73 1,570.13 | 12,699.03  26.73
D12,912.90  28.07 1,649.68 | 13,333.98  28.07
lecceccecemees ccessscees |

1 '

: 13,220.98 1108,064.30

] ]

H '

PARKING

1,012.80
1,012.80
1,172.40
1,231.02
1,292.57
1,357.20
1,425.06
1,496.31
1,571.13
1,649.68

WISC AUTO & TRUCK
DEALERS ASSOC.

STROUD,STROUD, WILLI
THOKPSON & HOWARD

NK,

1
'
i
5,622 : 9,939
18.00 : 33.00
2/28/9 : 8/31/91
ANNUAL Lo ANNUAL
RENT PSF PARKING |  RENT PSE PARKING
_________________ ]
;
103,070.00 1833 18,230.40 | 143,320.38 14.42  33,422.40
17,334.50  18.50 - 3,038.40 § 147,619.99 14.85  33,422.40
0.00 o152,048.59 1530 33,422.40
0.00 | 156,610.05 1576 33,422.40
0.00 |163,996.82 1650 36,500.64
0.00 172,966 1133 43,368.07
0.00 | 180,806.50 1819 45,536.48
0.00 | 189,846.82  19.10  47,813.30
0.00 |199,339.16 2006 50,2039
0.00 D 209,306.02 2106 52,714.16
......................... bccacccceacea ceccmcmcacacen
]
120,404.50 21,268.80 | 1,715,091.10 409,826.21
]
'
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16-Nov-92
OCCUPANCY STUDY
FOR
ANCHOR BANK
INCOME FROM RENTAL ACTIVITY
i SCHEDULE 11
MONTZINGO & h H
GUSTIN ADV. LTD H TOTALS H
SQUARE FOOTAGE 2,358 ! 33,323 -
PARKING SPACES 7.00 H 105 '
) EXPIRATION DATES 4/30/94 H PARKING TO BE}
ANNUAL 1 ANNUAL LEASED TO | AVERAGE
RENT PSF PARKING |  RENT PSF STORAGE PSF PARKING  UNRELATED  }SQ FOOTAGE
________________________________ laviasmscnrantrnmicnencnsresnnnnensne ——— —m———— | D
) s z
1993 40,086.00  17.00 7,089.60 | 552,716.52 16.59 936.00 6.00 106,360.88 V33,323
1994 41,422.20  17.57 7,574.00 | 431,625.10  16.68 546.00 6.00  83,480.93 4,652.50 } 25,878
1995 43,493.31  18.45 8,076.74 | 354,884.07  16.84 0.00 0.00  69,809.11  11,398.50 | 21,076
1996 45,667.98  19.37 8,480.58 | 369,464.45 17.53 0.00 0.00 71,531.01  11,968.50 } 21,076
1997 15,468.19  19.68 2,872.45 ) 352,379.17  18.17 0.00 0.00 70,139.13  12,567.30 | 19,389
1998 0.00 V324,931,718 18.74 0.00 0.00 71,096.25  13,195.40 | 17,338
- 1999 0.00 1 341,184.67  19.68 0.00 0.00  74,651.07  13,855.00 } 17,338
3 2000 0.00 1 358,243.90  20.66 0.00 0.00 78,383.62  14,548.20 } 17,338
2001 0.00 1 376,156.09  21.70 0.00 0.00  82,302.80  15,275.50 | 17,338
2002 0.00 1 328,090.40  22.82 0.00 0.00  73,037.82  16,039.10 | 14,376
" lecccoccaccene  seececccscssss essccccccsccssccsecssseaes 1
1 1
TOTAL REVENUE 186,137.67 34,093.37 }3,789,682.14 1,482.00 780,792.61  113,500.00 }
....................... lereevaveseewn creverrremeee eceveeveosssnsnsvevrvovnoel
"""""""""""" Dt sosrescasese SesssssssssssssssssssssstT)
)
D

Loy
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12/1/97
1/1/98
3/1/98
1/1/99
4/1/99
9/1/99
1/1/00
1/1/01
1/1/02
4/1/02
7/1/02
9/1/02

5Q. FT.
LEASED

33,898
33,323
33,323
21,701
21,701
21,076
21,076
21,076
21,076
21,076
18,718
21,076
19,696
19,696
19,696
19,696
19,696
19,696
19,696
19,696
19,696
16,842
15,906
18,636

SCHEDULE OF EMPLOYEE PARKING

OCCUPANCY STUDY

FOR

ANCHOR BANK

EMPLOYEE CUMULATIVE

—

—

SPACES Q. FT.
LEASED LOST SPACES

107 0
105 575
105 0
87 5,622
87 0
15 6,625
75 0
15 0
15 0
75 0
68 2,358
68 0
64 1,380
64 0
64 0
64 0
64 0
64 0
64 0
64 0
64 0
55 2,854
52 936
61 1,060

21,410

SPACES

157

RATE

“NEN EMPL
SPACES

205.18
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

5,302.75
1,178.39
785.59

PREY.

LESS SPACES

EMP. SPACES FROM PROV. SP

50,133.60
50,133.60
53,703.72

73,138.09

76,794.99
80,634.74

91,775.88
96,364.61
101,182.90

106,242.05
111,554.15

(7,975.80)
0.00
0.00

%01
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20-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO FOUR (KEEP ALL DOWNTOMWN HOLDINGS EXCEPT PROVIDENT AND MADISON NEWSPAPER LOT)
WITH APPRECIATION

H " 1 1 } CUMULATIVE 1} PV OF \CUMULATIVE PV OF}}

R OCCUPANCY COSTS-=-=======-=s=smemmemnmmcenanan 1OCCUPANCY COST |} ' !4 NET OCCUPANCY | NET OCCUPANCY i NET OCCUPANCY | NET OCCUPANCY N

H NEW CAPITAL SQUARE MADISON TOTAL i INCOME TAX |} SALES ! TAX ON GAIN |} COSTS NET OF |} COSTS NET OF |} COSTS NET OF : COSTS NET OF |}

YEAR  FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS}  BENEFITS 11 PROCEEDS ! FROM SALE |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | YAX BENEFITS }}
______ -l cmmmm— e amEEaT. e e, e EeLE - w e —-——.— ______.__‘,____l____________,__Il_____-______,__l____________.__lI________.__.-__l______________-lI‘_______ 1. hi
1 ' [R] i 1t i 1 1 i

1993 H N 91,078 12,783 117,251 221,112 (159,910) 4 H H 61,202 |} 61,202 |} 61,202 } 61,202 }}
1994 ' N/A 305,832 13,422 100,863 420,117 ) (227,153)1} : " 192,964 | 254,166 |} 182,904 | 244,106 }
1995 H N/A 359,025 Na N/A 359,025 } (217,161)}} (1,129,808)} 138,039 |} (849,905)} (595,739)}1 (763,599)} (519,492)}}
1996 H N/A 380,790 N/A N/A 380,790 } (225,926)1} H " 154,864 | (440 875)1} 131,884 | (387,608);}
1997 H Na 461,519 N/A N/A 461,519 | (247,937)1} H " 213,582 | (227,293)1} 172,407 | (215,201)}}
1998 H N/A 500,581 Na N/A 500,581 | (273,495))) ! " 227,086 | (207)1} 173,751 | (41,450)}}
1999 H N/A 524,492 N/A N/A 524,492 | (283,110)1} H H 241,382 | 241,175 ! 175,061 | 133,612 |}
2000 H NA 549,597 N N/ 549,597 | (293,178) !} H " 256,419 | 497,59 |} 176,272 | 309,884 |}
2001 ) N/A 575,958 N/A N/A 575,958 } (303,736)1} H " 212,222 | 769,816 |} 177,380 | 487,263 )}
2002 H N/A 701,625 N/A Na 701,625 | (343,213) 14 H " 358,352 | 1,128,168 | 221,329 | 708,592 ;1
RESIDUAL VALUE | N/a H " (6,595,695)} 2,221,811 }} (4,373,884)} (3,245,715)" (2,701,437)} (1,992,846) 1}
e mmme e oo cmeececsocccoos cococomsesssoes mosmsescsseeeee et L Heemooomaacaaaas R it trzzzzzzazzossszlleccecrmemsoatoad zzzzzzzzzazzzzzzly

H 0 4,450,497 26,205 218,114 4,694,816 | (2,574,879)}} (7,725, 503)' 2,359,850 || (3,245 715)' H (1,992 846)' H

1 ) i ]

1 1 1

NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES.

2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.

60T
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20-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO FOUR (KEEP ALL DOMNTONN HOLDINGS EXCEPT PROVIDENT AND MADISON HEWSPAPER LOT)
WITH DEPRECIATION

! " H " i CUMULATIVE |} PV OF {CUNULATIVE PV OF}}

R i L L Lt OCCUPANCY COSTS--==---===s--nessmsnecsosomnnann- {OCCUPANCY COST }} : 1 NET OCCUPANCY | NET OCCUPANCY }} NET OCCUPANCY | NET OCCUPANCY |}

H NEW CAPITAL SQUARE MADISON TOTAL | INCOME TAX )} SALES ! TAX ON GAIN |} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF |}

YEAR + FACILITY AND RAMP NEWSPAPER LOT PROVIDENT ~ OCCUPANCY COSTS}  BENEFITS 'Y PROCEEDS ! FROM SALE |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |}
-— 1 = - d e ccmc—m———— | I S, | P P, [ 5 P Ny | cccccncane—e= [ . 1 "
] 1 H 1 1N ] (R} ] 1]

1993 H N/A 91,078 12,783 117,251 221,112 | (159,910) )1 H " 61,202 | 61,202 }} 61,202 | 61,202 |}
1994 H N/A . 305,832 13,422 100,863 420,117 | (227,153) 1} H " 192,964 | 254,166 |} 182,904 | 244,106 |}
1995 ! N/A 359,025 N/A NA 359,025 | (217,161)}} (1,129,808)! 138,039 |1 (849,905)} (595,739) 11 (763,599)} (519,492) 1}
1996 H N/ 380,790 NA N/A 380,790 | (225,926) 14 ' N 154,864 | (440,875) 1} 131,884 | (387,608)}}
1997 H N/A 461,519 N/A N/A 461,519 | (247,937)1} ! " 213,582 | (221,293)}} 172,407 | (215,201)}}
1998 H N/A 500,581 Na - N/A 500,581 | (273,495)1 H " 221,086 | (207)11 173,751 § (41,450) 1}
1999 ! N/A 524,492 N/A N/A 524,492 | (283,110)}} H n 241,382 | 241,175 |1 175,061 | 133,612 |}
2000 H N/A 549,597 N/A N/A 549,597 | (293,178) 1 H " 256,419 | 497,594 |} 176,272 | 309,884 |}
2001 H N/a 575,958 L) Na 575,958 | (303,736) 1} H " 212,222 | 769,816 |} 177,380 | 487,263 |}
2002 H NA 701,625 N/A N/A 701,625 | (343,273)01 H " 358,352 | 1,128,168 }} 221,329 | 708,592 |}
RESIDUAL VALUE | N/A i H (5,545,809)} 1,812,356 |} (3,733,453)} (2,605,284) )} (2,305,889)} (1,597,297))}
1-- e eeemmeeemeemese seeea R " ! B tzzzzzzzzzzzzzzolleccccoroonenaan 2zzzzzzzzssszeczc))

H 0 4,450,497 26,205 218,114 4,694,816 | (2,574,879) )} (6,675,616)} 1,950,394 |} (2,605,284)} H (1,597,297)} H

] 1 1]

1] 1

901
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20-Nov-92

EXHIBIT I
OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO FIVE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT MADISON NEWSPAPER LOT)

" | CUMULATIVE )} PV OF \CUNULATIVE PV OF})

LU LA ML LSy OCCUPANCY COST§----=-=-====s-osessmomonmnnonnnn 10CCUPANCY €OST ;| H 1Y NET OCCUPANCY | NET OCCUPANCY ) NET OCCUPANCY | NET OCCUPANCY |}

H NEW CAPITAL SQUARE MADISON TOTAL 1 INCOME TAX |} SALES ' TAX ON GAIN !! COSTS NET OF | COSTS NET OF || COSTS NET OF | COSTS NET OF |}

YEAR VOFACILITY AND RAMP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS}  BENEFITS 1 PROCEEDS ! FROM SALE )} TAX BENEFITS | TAX BENEFITS || TAX BENEFITS | TAX BENEFITS H
_______________ | e ecmcescascucs eimcarreccernte GEEmmteetetetey stesemseeansaan .__________,___I____-_--______-lI___-______‘_‘__l‘______-__---__lI_______________l________________ll-___,_________§l‘__________-,,___l|
1 1 (R} 1 " i LA i it

1993 H NA 91,078 12,783 117,251 221,112 | (159,910)}1 H " 61,202 | 61,202 1} 61,202 | 61,202 )
1994 H N/A 85,141 N/a 100,864 186,005 | (159,804) 4 (507,762) [ (481,561)} (420,359) 11 (456,456) | (395,254) 1}
1995 1 N/A 91,468 N/A 105,707 197,175 | (160,905)}1 H " 36,270 | (384,089) !} 32,587 | (362,667)})
1996 H N/A 99,855 NA 110,792 210,648 | (162,312)}} H " 48,275 | (335,814) 11 41,112 ) (321,555)})
1997 H Na 166,178 N/a 116,132 282,310 | (180,136) 1} H H 102,174 | (233,639) 11 82,477 | (239,078)!)
1998 H N 190,851 LT 121,739 312,590 | (202,088) 4} H " 110,501 | (123,138)}} 84,548 | (154,530)}}
1999 H N/A 199,275 Na 127,626 326,900 | (208,009) !} H " 118,891 | (4,247)1) 86,225 | (68,305)})
2000 ! N/A 208,120 N/A 133,807 341,927 | (214,196)}! H " 127,731 } 123,484 )} 87,807 | 19,502 |,
2001 H Na 217,407 N/A 140,297 357,704 | (220,534) ;! ' " 137,170 | 260,653 }} 89,380 | 108,882 |}
2002 H N/A 325,538 N/A 147,112 472,650 | (255,799) ) H n 216,852 | 477,505 |} 133,934 | 242,816 |}
RESIDUAL VALUE } N/A H " (6,656,088)} 2,195,019 }} (4,461,069)} (3,983,564)}! (2,755,286)} (2,512,470) 1)
e mmmmeeeeeeee eeccceoseeeee - .-- -1 " e [ R it tzzzzzzzzzzzzzos)le-ereccaceonaas Vzzzzzzzzzzzzzzazi)

H 0 1,674,911 12,783 1,221,321 2,909,021 } (1,923,754) 1 (7,163,850), 2,195,019 |} (3,983,564)) " (2,512,470)} "

] ] ] (B}

1 "

NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES.
2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%.
3. WE ARE ASSUMING THAT THERE ARE NO CAPITAL GAINS AGAINST WHICH WE CAN OFFSET THE

L0SS FROM THE SALE OF MADISON NEWSPAPER LOT. THEREFORE, THERE IS NO TAX BENEFIT
DERIVED FROM THAT LOSS.
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20-Nov-92

ANCHOR BANK

BENEFITS FROM SALE OF PROPERTIES - 1/1/94

7,445,000
(223,350)
(565,562)

8,246,639

(6,653,243)

HADISON

NEWSPAPER LOT ToTAL
SALES PRICE 550,000 550,000
LESS: 3% SALES COSTS (16,500) (16,500)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (25,738) (25,738)
SALES PROCEEDS 507,762 507,762
ORIGINAL COST 583,470 583,470
LESS: ACCUNULATED

DEPRECIATION (AS OF 12/31/93) 0 0

BASIS 583,470 583,470
TAXABLE GAIN , (49,970) (49,570)
ANCHOR BANK
BENEFITS FROM SALE OF PROPERTIES - 1/1/03

CAPITAL SQUARE

AND PARKING RAMP  PROVIDENT
SALES PRICE 6,760,000 685,000
LESS: 3% SALES COSTS (202,800) (20,550)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (504,813) (60,749)
SALES PROCEEDS 6,052,387 603,701
ORIGINAL COST 7,440,515 806,124
LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/02) (6,036,959) (616,284)

BASIS 1,403,556 189,840
TAXABLE GAIN 5,153,644 474,610

801



18-Nov-92

. OCCUPANCY STUDY
B FOR
’ ANCHOR BANK
SCENARIO FIVE
STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES

)
1993 1994 1995 1996 1997 1998 1999 © 2000 2001 2002 TOTAL
S e e I e e R e T
- OCCUPANCY COSTS
| CASH OCCUPANCY COSTS
™y OPERATING EXPENSES
- MAINTENANCE 249,890.15  260,593.10 273,622.75  287,303.89  301,669.08 316,752.54 332,590.16 349,219.67 366,680.66 385,014.69 3,123,336.69
UTILITIES 231,577.83  243,156.72  255,314.55  268,080.28  281,484.29 295,558.51 310,336.43 325,853.26 342,145.92  359,283.21 2,912,761.00
“y REAL ESTATE TAXES 371,718.57  364,566.10 382,794.41  401,934.13  422,030.83 443,132.31 465,288.99 488,553.44 512,981.11 538,630.17 4,391,630.13
INSURANCE 34,217.25  34,147.73  35,8%5.12 37,647.88 39,530.27 41,506.78 43,582.12 45,761.23 48,049.29 50,451.75  410,809.42
}“J TOTAL OPERATING EXPENSES 887,463.80  902,463.65 947,586.83  994,966.17 1,044,714.48 1,096,950.20° 1,151,797.71 1,209,387.60 1,269,856.98 1,333,349.83 10,838,537.24
REMODELING COSTS 0.00 0.00 0.00 0.00 25,000.00 0.00 0.00 0.00 0.00 25,000.00 50,000.00
“3 CAPITALIZED EXPENDITURES 60,000.00  26,375.00  26,375.00 26,315.00 26,375.00 26,375.00 26,375.00 26,375.00 26,375.00 26,315.00  297,375.00
TOTAL CASH OCCUPANCY COSTS 947,463.80 928,838.65  973,961.83 1,021,341.17 1,096,089.48 1,123,325.20 1,178,172.71 1,235,762.60 1,296,231.98 1,384,724.83 11,185,912.24
INCOME
NET RENTAL INCOME (553,652.52) (578,664.82) (604,575.41) (631,640.36) (627,663.88) (613,986.72)  (644,686.05) (676,920.36) (710,766.38)  (679,431.19)(6,321,987.69)
PARKING INCOME-TENANTS (106,360.88) (110,465.43) (115,822.34) (119,844.89) (120,868.71) (124,362.31) (130,560.43) (137,109.45) (143,964.92)  (137,783.04)(1,247,162.41)
PARKING INCOME-EMPLOYEES (66,338.40) (53,703.72) (56,388.91) (59,208.35)  (65,246.43)  (72,386.61)  (76,005.94)  (79,806.23)  (83,796.54)  (94,860.31) (707,741.44)
TOTAL INCOME (726,351.80) (742,833.97) (776,786.66) (810,693.61) (813,779.02) (810,735.64)  (851,272.42) (893,836.04) (938,527.84)  (912,074.55)(8,276,891.53)
NET CASH OUTLAY BEFORE TAXES 221,112.00 186,004.68 197,175.17  210,647.56  282,310.46 312,589.56 326,900.29 341,926.56 357,704.14 472,650.28 2,909,020.70
DEPRECIATION 248,913.33  250,124.60 241,777.41  232,066.66  230,951.69 231,960.88 232,831.53 233,668.59 234,143.57 234,618.31 2,371,056.63
5] TAXABLE OCCUPANCY COSTS 470,025.33  436,129.28  438,952.64  442,714.22  513,262.15 544,550.44 559,731.82 575,595.15 591,841.71 707,268.59 5,280,077.33
TAX BENEFITS (1) . (159,909.88) (159,804.17) (160,905.28) (162,372.30) (180,135.99) (202,088.42) (208,009.16) (214,195.86) (220,534.36)  (255,798.50)(1,923,753.91)
4 NET OCCUPANCY COSTS AFTER TAXES 310,115.45  276,325.11  278,047.36  280,341.93  333,126.16 342,462.02 351,722.66 361,399.29 371,313.35 451,470.09 3,356,323.42
2
(1)CALCULATED ON NET OCCUPANCY COSTS LESS RENODELING COSTS AND CAPITALIZED EXPENDITURES.
5
J
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18-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO FIVE

W

oo

vow

w

U

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE 188,889.75  198,334.24 208,250.95  218,663.50  229,596.67 241,076.51 253,130.33 265,786.85 219,076.19 293,030.00 2,375,834.98
UTILITIES 193,958.68  203,656.61 213,839.44  224,531.41  235,757.98 247,545.88 259,923.18 272,919.34 286,565.30 300,893.57 2,439,591.40
REAL ESTATE TAXES 234,622,171  246,353.28 258,670.95  271,604.49  285,184.72 299,443.96 314,416.15 330,136.96 346,643.81 363,976.00 2,951,052.50
INSURANCE 24,460.80  25,683.84  26,968.03 28,316.43 29,732.26 31,218.87 32,779.81 34,418.80 36,139.74 37,946.73  307,665.31
TOTAL OPERATING EXPENSES 641,931.40  674,027.97 707,729.37  743,115.84  780,271.63 819,285.21 860,249.47 903,261.95 948,425.04 995,846.30 8,074,144.19
REMODELING COSTS 0.00 0.00 0.00 0.00 25,000.00 0.00 0.00 0.00 0.00 25,000.00 50,000.00
CAPITALIZED EXPENDITURES 35,000.00  22,375.00  22,375.00 22,375.00 22,375.00 22,375.00 22,375.00 22,375.00 22,375.00 22,375.00  236,375.00
TOTAL CASH OCCUPANCY COSTS 676,931.40  696,402.97 730,104.37  765,490.84  827,646.63 841,660.21 882,624.47 925,636.95 970,800.04  1,043,221.30 8,360,519.19

INCONE
NET RENTAL INCOME

TOTAL INCOME

STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

(553,652.52) (578,664.82) (604,575.41) (631,640.36) (627,663.88)

(553,652.52) (578,664.82) (604,575.41) (631,640.36) (627,663.88)

(613,986.72)

(613,986.72)

(644,686.05)

(644,686.05)

(676,920.36)

(676,920.36)

(710,766.38)

(710,766.38)

(679,431.19)(6,321,987.69)

(679,431.19)(6,321,987.69)

NET CASH OUTLAY BEFORE TAXES 123,278.88  117,738.16 125,528.96 ~ 133,850.48  199,982.75 227,673.49 237,938.42 248,716.59 260,033.61 363,790.10 2,038,531.50
DEPRECIATION 152,024.81  152,918.91 153,629.32  154,339.72  155,050.13 156,521.04 157,264.69 157,974.75 158,685.28 159,395.56 1,557,804.21
TGRLE CCCUPNCY COSTS DALY TG0 T80 AN SO0 WIS SSAGA MGELW RTS8 38965571
TAX BENEFITS (1) (93,718.44) (96,830.01) (100,145.48) (103,667.93) (119,986.58) (141,109.62)  (145,402.96)  (149,883.37) (154,574.14) (185,566.16)(1,290,884.68)
N UGy CISTS AFTER TS IDLGES.25 UG 19000 IS 05 NS MOMOIS 268003 2614081 IETE950 2,005,65100

{1)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.
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18-Nov-92

OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS
INCOXE
PARXING INCOME - TENANTS
PARKING INCOME - EMPLOYEES
TOTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS
TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

El EHE N N N B E ER El EE B B B B E OEm

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO FIVE
STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

34,094.15  35,798.86  37,588.80  39,468.24  41,441.65  43,513.74  45,689.42  47,973.89  50,372.59  52,891.22  428,832.57
10,532.43  11,059.06  11,612.00  12,192.61  12,802.24  13,442.35  14,114.47  14,820.19  15,561.20  16,339.26  132,475.83
75,289.21  79,053.67  B83,006.35  87,156.67  91,514.51  96,090.23 100,894.74 105,939.48 111,236.45 116,798.28  946,979.60
5,390.70 5,660.24 5,943.25 6,240.41 6,552.43 6,880.05 1,224.05 7,585.26 7,964.52 8,362.75 61,803.65

125,306.50  131,571.82 138,150.41  145,057.93 152,310.83  159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64

125,306.50 131,571.82 138,150.41  145,057.93 152,310.83 159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64

(106,360.88) (110,465.43) (115,822.34) (119,844.89) (120,868.71) (124,362.31) (130,580.43) (137,109.45) (143,964.92) (137,783.04)(1,247,162.41)

(157,507.28) (164,169.15) (172,211.24) (179,053.24) (186,115.14) (196,748.92) (206,586.36) (216,915.68) (227,761.47) (232,643.35)(1,939,711.85)
(32,200.78) (32,597.33) (34,060.83) (33,995.31) (33,804.31) (36,822.55) (38,663.68) (40,596.86) (42,626.70) (38,251.85) (363,620.20)
64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  64,558.09  645,580.90

32,357.31  31,960.76  30,497.26  30,562.78  30,753.78  27,735.54  25,894.41  23,961.23  21,931.39  26,306.24  281,960.70

(12,619.35) (12,464.70) (11,893.93) (11,919.48) (11,993.97) (10,816.86) (10,098.82) (9,344.88) (8,553.24) (10,259.43) (109,964.67)

IT1




18-Nov-92

OCCUPANCY STUDY

D FOR
ANCHOR BANK
SCENARIO FIVE

) STATERENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

OCCUPANCY COSTS
CASH OCCUPANCY COSTS

) OPERATING EXPENSES

" MAINTENANCE 25,200.00  26,460.00  27,783.00  29,172.15  30,630.76  32,162.30  33,770.41  35,458.93  37,231.88  39,093.47  316,962.89
UTILITIES 27,086.71  28,441.05  29,863.10  31,356.26  32,924.07  34,570.27  36,298.79  38,113.73  40,019.41  42,020.38  340,693.77

= REAL ESTATE TAXES 37,294.43  39,159.15  41,117.10 - 43,172.96  45,331.61  47,598.19  49,978.10  52,477.00  55,100.85  57,855.89  469,085.27

INSURANCE 2,670.15 2,803.66 2,943.84 3,091.03 3,245.58 3,407.86 3,578.26 3,151.11 3,945.03 4,142.28 33,584.86

i) TOTAL OPERATING EXPENSES 92,251.29  96,863.85 101,707.05 106,792.40 112,132.02 117,738.62 123,625.55 129,806.83 136,297.17 143,112.03 1,160,326.79
CAPITALIZED EXPENDITURES 25,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00  4,000.00 4,000.00 4,000.00 4,000.00 61,000.00

J TOTAL CASH OCCUPANCY COSTS 117,251.29  100,863.85 105,707.05 110,792.40 116,132.02 121,738.62 127,625.55 133,806.83 140,297.17 147,112.03 1,221,326.79

RENTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

NET CASH OUTLAY BEFORE TAXES 117,251.29  100,863.85 105,707.05 110,792.40 116,132.02 121,738.62 127,625.55 133,806.83 140,297.17 147,112.03 1,221,326.79

DEPRECIATION / 32,330.43 32,647.60 23,590.06 13,168.85 11,343.47 10,881.75 11,008.75 11,135.75 10,900.20 10,664.66 167,671.52
J TAXABLE DCCUPANCY COSTS 149,581.72  133,511.45 129,297.11 123,961.25 127,475.49 132,620.37 138,634.30 144,942.58 151,197.37 157,776.69 1,388,998.31
TAX BENEFITS (1) (48,586.87) (50,509.47) (48,865.87) (46,784.89) (48,155.44) (50,161.94) (52,507.38) (54,967.61) (57,406.97) (59,972.91) (517,919.34)
\ g gy g g g g e e e e D Ll et
} - NET OCCUPANCY COSTS AFTER TAXES  100,994.85 83,001.99 80,431.23 77,176.36 19,320.05 82,458.42 86,126.92 89,974.97 93,790.39 97,803.78 871,078.97
DT i S A Sl N R e G AN S R S R
-l
1 (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
D .
D
}
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18-Nov-92

OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS

INCOME
PARKING INCOME - EMPLOYEES

TOTAL INCOME

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO FIVE
STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

1,706.25 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,706.25
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
24,512.76 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  24,512.76
1,755.60 0.00 . 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,755.60
dewe 0w 0w 0w om0 om 00 000 000 000 2,96
27,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  27,974.61
(15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 .(15,192.00)
Tsse)  om o ew o ow  oe om0 o o (15,1920
12,782.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 12,782.61
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Tme e 0w om e e e e o0 0w i2me
(4,985.22) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (4,985.22)

1,791.39
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20-Nov-92
OCCUPANCY STUDY

) FOR
ANCHOR BANK

)
SCENARIO FIVE (KEEP ALL DOWNTOMN HOLDINGS EXCEPT MADISON NEWSPAPER LOT)
WITH APPRECIATION
_3 " \ CUMULATIVE |} PV OF \CUMULATIVE PV OF};
R it OCCUPANCY COSTS=~-===--=-==o-smommomoocoomnnne-- 10CCUPANCY COST }} ! ‘ V' NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY |}
1 NEW CAPITAL SQUARE MADISON TOTAL | INCOME TAX )} SALES ! TAX ON GAIN |} COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF |}
) YEAR v FACILITY AND RANMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS}  BENEFITS 11 PROCEEDS ! FROM SALE |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |}
_______________ b arsrriais cannntasehhnen. S eREer e SERGeEAEes e a e cecececccnccnmcelocccccccccanoeat o cccccccccccaaccccccccccccee M e dcccrccc lccccccccm e I PR | i
1 ] (N} 1 " ] it ] (R}
1993 H Na 91,078 12,783 117,251 221,112 § (159,910)}} H H 61,202 61,202 |} 61,202 | 61,202 |1
) 1994 H N4 85,141 N/A 100,864 186,005 } (159,804) 1} (507,762) [ (481,561)} (420,359)1} (456,456) (395,254)})
1995 H Na 91,468 Na 105,707 197,175 | (160,905) ;! H " 36,210 | (384,089) !} 32,587 | (362,667)}1
. 1996 H N 99,855 N/A 110,792 210,647 | (162,372) ) : " 48,275 | (335,815)}1 41,111 | (321,556) !}
) 1997 H N/A 166,178 N/A 116,132 282,310 | (180,136) 1} H H 102,174 |} (233,641) 1} 82,477 | (239,079)}}
1998 H N/A 190,851 NA - 121,739 312,590 | (202,088)}! : " 110,502 | (123,139)}} 84,549 | (154,531)}}
1999 H N 199,275 N 127,626 326,901 | (208,009)}} H H 118,892 | (4,247)1} 86,226 | (68,305)}}
} 2000 H NA 208,120 N/A 133,807 341,921 | (214,196)}} ! i 127,731 | 123,484 |} 87,807 | 19,502 |}
2001 1 Na 217,407 N/A 140,297 357,704 | (220,534)}! H " 137,170 | 260,654 |} . 89,380 | 108,882 |}
2002 H N/ 325,538 N/A 147,112 472,650 | (255,799)1} ! " 216,852 | 471,505 1} 133,934 | 242,816 )
) RESIDUAL VALUE i Na H :E (7,254,450) 2,426,719 {a (4,827,672)} (4,350,167):: (2,981,710)} (2,738,895)})
- cansensasaanane - [} 1 1o P B . emelrreccncccceceee | I . ] ]
) 1 " . ] (R} pes=sssesssssses " 1
H 0 1,674,911 12,783 1,221,327 2,909,021 | (1,923,754)}} (7,762,212)} 2,426,719 |\ (4,350,167)} " (2,738,895)}
) ::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::: M=fzzzzzozeccoezs!
)
)
2
)
) )
)
J
J
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20-Nov-92

SCENARIO FIVE (KEEP ALL DOWNTOMN HOLDINGS EXCEPT MADISON NEWSPAPER LOT)
i) WITH DEPRECIATION

" ! CUNULATIVE }! PV OF 'CUMULATIVE PV OF!!
RS OCCUPANCY COSTS-============mss-emssmsnoncnanas 10CCUPANCY COST ! ! ' NET OCCUPANCY ! NET OCCUPANCY !! NET OCCUPANCY | NET OCCUPANCY |!
-y ' NEW CAPITAL SQUARE NADISON TOTAL ! INCOME TAX !!  SALES ! TAX ON GAIN !} COSTS NET OF | COSTS NET OF }} COSTS NET OF | COSTS NET OF |}
YEAR U OFACILITY AND RAMP NENSPAPER LOT  PROVIDENT  OCCUPANCY COSTS! BENEFITS ') PROCEEDS |  FROM SALE |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS |}
_______________ e rccccacnmane = remm- - - ceemcmes _____-_-._____,l_________‘___‘_ll_____,_________I___-__________,Il_______________|,__-.._-_-_____Il ——elt K]
1 1) [R] 1 [ 1 1 1 "
] 1993 ! N/A 91,078 12,783 117,251 221,112 ! (159,910) ! ! " 61,202 | 61,202 1! 61,202 ! 61,202 1!
1994 ! N/A 85,141 N/A 100,864 186,005 | (159,804) 1! (507,762)} o (481,561)! (420,359)}! (456,456)! (395,254)!!
1995 ! N/A 91,468 N/A 105,707 197,175 ! (160,905) ! ! " 36,210 | (384,089)}1 32,587 } (362,667))!
i) 1996 ! N/& 99,855 N/A 110,792 210,647 ! (162,372)!} ! " 48,275 ! (335,815) 1! 4,111 ! (321,556)!!
1997 ! A 166,178 N/A 116,132 282,310 | (180,136) !} ! " 102,174 | (233,641)}} 82,477 | (239,079)!}
1998 ! N/A 1190,851 N/A 121,739 312,590 | (202,088)!! ! " 110,502 ! (123,139)! 84,549 | (154,531)}!
D 1999 ! N/A 199,275 N/A 127,626 326,901 | (208,009)}} H " 118,892 | (4,2471)1} 86,226 | (68,305)!!
2000 ! /A 208,120 /A 133,807 341,927 (214,196)!! ! " 121,731 !} 123,484 !} 87,807 ! 19,502 !!
2001 ! N/A 217,407 N/A 140,297 357,704 | (220,534) 1! ! i 137,170 } 260,654 | 89,380 | 108,882 !}
D 2002 ! N/A 325,538 N/A 147,112 472,650 | (255,799)!! ! i 216,852 | 477,505 !} 133,934 !
RESIDUAL VALUE | N/A . ! ' (6,098,178)) 1,975,832 )1 (4,122,345))  (3,644,840)})  (2,546,080);
' 1 1 N i | 1
] ] 1 (al 1N} 1]
) g ' ! o (2,303,264)!
H H::::::::::::::::
&)
D
D
)
5
o
D
4 -
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20-Nov-92

EXH

0CCUPA

IBITJ

NCY STUDY
FOR

ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)

LOW OPTION

: : ! " ' " ! CUMULATIVE )} PV OF 'CUNULATIVE PV OF |
! e LRt OCCUPANCY COSTS--====n--==-=sssmmemmmmmmmmnene 10CCUPANCY COST |} ! ' NET OCCUPANCY ! NET OCCUPANCY !} NET OCCUPANCY | NET OCCUPANCY }}
!OCAPITAL ) NEN CAPITAL SQUARE MADISON T0TAL ' INCONE TAX !!  SALES ! TAX ON GAIN |! COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF |}
YEAR !OQUTLAY |} FACILITY AND RAMP NENSPAPER LOT PROVIDENT  OCCUPANCY COSTS!  BENEFITS  !! PROCEEDS | ON SALE |} TAX BENEFITS | TAX BENEFITS || TAX BENEFITS | TAX BENEFITS |
---------------- e e e e it ettt T B 1 ! Rt T
1993 ! 4,867,600 |} N/A 91,078 12,783 117,251 221,112 } (159,909) 1 ! " 4,928,803 | 4,928,803 !} 4,928,803 | 4,928,803 !}
1994 ! " 31,139 Na N/A 100,864 478,002 } (239,113)}! (6,739,555)F 1,313,616 11 . (5,187,049); (258,245)1%  (4,916,632)} 12,171 4}
1995 ! " 395,293 N/A N/A 105,707 501,000 | (246,774) 11 ! H 254,226 | (4,020)}! 228,409 ! 240,580 |}
1996 ! " 414,355 NA N/A 110,792 525,148 | (252,302) !} ! H 212,846 268,826 |} 232,359 | 472,940 |}
1997 ! " 434,370 N/A N/A 116,132 550,502 | (261,652)}1 ! " 288,850 ! 557,676 |} 233,165 | 706,105 |}
1998 ! 430,760 !} 496,812 N/A /A 121,739 618,551 | (292,685)}} ! " 756,625 | 1,314,301 }} 579,056 | 1,285,160 }!
1999 ! H 520,888 _N/A N/A 127,626 648,513 | (304,827)}1 ! " 343,686 | 1,657,987 |} 249,257 } 1,534,417
2000 H " 546,167 Na NA 133,807 679,974 | (317,336) 11 H " 362,638 | 2,020,625 |} 249,290 | 1,783,708 }}
2001 H " 572,710 A N/A 140,297 713,007 | (330,317)}4 ! H 382,690 | 2,403,315 !} 249,361 | 2,033,068 |}
2002 ! 551,360 ) 600,581 N/a N/a 147,112 747,693 ! (343,926)!! ! " 955,126 | 3,358,441 1! 589,914 | 2,622,982 !}
RESIDUAL VALUE | " ! H(6,000,431)} 586,666 11 (5,413,766))  (2,055,324))1  (3,343,699); (720,7117) 14
| pimomomrmesescssd Cesasfaesesiises Soteeseesdoones sesemesenciecoo - e s e H H e H "
! 5,849,720 1) 4,358,314 91,078 12,783 1,221,321 5,683,502 ! (2,748.842);: (12,739,986)! 1,900,282 ” (2,055,324) !} ! i

leceonsncwonne I lececcrcocensenre vresrereENerErs "eaErE TP E P r P e FENERTTNNSPeTS, YETETSEEEEESEee leocvevovesvanme lecvoevsnoveews lecovncvovoneoellecevccccoccacns 1}
[ Bttt Rt bkttt ittt S St S S e | Batuiatitadi g [% Bttt jrTemsscseanas jpsss-es=ssssses ] 1

RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%
3. IF A BUILD AND TAX FREE EXCHANGE CAN BE NEGOTAITED WHICH WOULD DEFER

THE TIMING OF THE TAX PAYMENT OF CAPITAL GAINS TAX THEN THE PV OF NET
OCCUPANCY COSTS WOULD DECLINE TO ($1,342,668) (R DIFFERENCE OF $621,951).

—
—
e}




—

20-Nov-92

ANCHOR BANK ’
BENEFITS FROM SALE OF PROPERTIES - 1/1/94

CAPITAL SQUARE MADISON

AND PARKING RAMP  NEWSPAPER LOT TOTAL
SALES PRICE 6,760,000 550,000 1,310,000
LESS: 3% SALES COSTS (202,800) (16,500) (219,300)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (325,407) (25,738) (351,145)
SALES PROCEEDS 6,231,793 507,762 6,739,555
ORIGINAL COST 7,189,140 583,470 1,772,610

LESS: ACCUMULATED

DEPRECIATION (AS OF 12/31/93) (4,050,157)

0 (4,050,157)

BASIS 3,138,983

‘TAXABLE GRIN 3,418,217

ANCHOR BANK
BENEFITS FROM SALE OF PROPERTIES - 1/1/03

583,470 3,722,453

(49,970) 3,368,247

LON OPTION
NEW PROVIDENT
FACILITY BUILDING TOTAL

SALES PRICE 5,849,720 685,000 6,534,720
LESS: 3% SALES COSTS (175,492) (20,550) (196,042)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (277,498) (60,749) (338,247)
SALES PROCEEDS 5,396,730 603,701 6,000,431
ORIGINAL COST 5,849,720 806,124 - 6,655,844
LESS: ACCUNULATED

DEPRECIATION (AS.OF 12/31/02) (1,209,260) (612,177) (1,821,437)
BASIS . 4,640,460 193,947 4,834,407
TAXABLE GAIN 1,033,768 470,503 1,504,271

LTT
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OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO SIX - LOW
STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

OCCUPANCY COSTS
CASH OCCUPANCY COSTS

OPERATING EXPENSES

MAINTENANCE 249,890.15 126,216.41 132,527.23  139,153.59  146,111.27 164,204.60 172,414.83 181,035.57 190,087.35 199,591.72 1,701,232.70

UTILITIES 231,577.83  112,087.72 117,692.11  123,576.72  129,755.55 145,288.97 152,553.42 160,181.09 168,190.15 176,599.66 1,517,503.23

REAL ESTATE TAXES 371,718.57  202,734.87 212,871.61  223,515.19  234,690.95 265,025.50 278,216.77 292,190.61 306,800.14 322,140.15 2,709,964.36

INSURANCE 34,277.25  18,913.39  19,859.06 20,852.01 21,894.61 24,731.47 25,968.04 21,266.44 28,629.76 30,061.25  252,453.21

TOTAL OPERATING EXPENSES 887,463.80  459,952.38  482,950.00  507,097.50 - 532,452.38 599,250.54 629,213.06 660,673.72 693,707.40 128,392.717 6,181,153.55
REMODELING COSTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
CAPITALIZED EXPENDITURES 60,000.00  18,050.00  18,050.00 18,050.00 18,050.00 19,300.00 19,300.00 19,300.00 19,300.00 19,300.00  228,700.00
TOTAL CASH OCCUPANCY COSTS 947,463.80  478,002.38  501,000.00  525,147.50  550,502.38 618,550.54 648,513.06 619,973.72 713,007.40 747,692.77 6,409,853.55
INCONE

NET RENTAL INCOME (553,652.52) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (553,652.52)

PARKING INCOME- TENANTS (106,360.88) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (106,360.88)

PARKING INCOME-EMPLOYEES (66,338.40) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (66,338.40)
TOTAL INCOME (726,351.80) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (726,351.80)
NET CASH OUTLAY BEFORE TAXES 221,112.00 478,002.38 501,000.00  525,147.50  550,502.38 618,550.54 648,513.06 619,913.712 713,007.40 747,692.77 5,683,501.76
DEPRECTATION 248,913.33  153,157.60  149,805.06  139,829.85  138,450.47 151,224.75 152,395.75 153,008.75 153,259.20 153,469.66 1,593,514.42
TAXABLE OCCUPANCY COSTS 470,025.33  631,159.98  650,805.06  664,977.35  688,952.85 769,775.29 800,908.81 832,982.47 866,266.60 901,162.43 7,277,016.18

TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES 310,115.45  392,047.09  404,030.59

(1)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - LOW
STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL

OCCUPANCY COSTS
CASH OCCUPANCY COSTS

OPERATING EXPENSES

MAINTENANCE 0.00  99,756.41 104,744.23 109,981.44 115,480.51 132,042.30 138,644.42 145,576.64 152,855.47 160,498.25 1,159,579.65

UTILITIES 0.00 83,646.66  87,829.01  92,220.46  96,831.48 110,718.70 116,254.64 122,067.37 128,170.74 134,579.27  972,318.34

REAL ESTATE TAXES 0.00 163,575.72 171,754.51 180,342.23 189,359.34 217,427.31 228,298.68  239,713.61  251,699.29 264,284.25 1,906,454.94

INSURANCE 0.00  16,109.73  16,915.22  17,760.98  18,649.03  21,323.60  22,389.78  23,509.27  24,684.73  25,918.97  187,261.31

TOTAL OPERATING EXPENSES 0.00 363,088.53 381,242.96  400,305.10  420,320.36 481,511.92 505,587.51 530,866.89 557,410.23 585,280.74 4,225,614.25

CAPITALIZED EXPENDITURES 0.00  14,050.00  14,050.00  14,050.00  14,050.00  15,300.00  15,300.00  15,300.00  15,300.00  15,300.00  132,700.00
TOTAL CASH OCCUPANCY COSTS 0.00 377,138.53  395,292.96 414,355.10 434,370.36 496,811.92 520,887.51 546,166.89 572,710.23  600,580.74 - 4,358,314.25
INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
TOTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
NET CASH OUTLAY BEFORE TAXES 0.00 377,138.53  395,292.96 414,355.10  434,370.36 496,811.92 520,887.51 546,166.89 572,710.23 600,580.74 4,358,314.25
DEPRECIATION 0.00 -120,510.00 126,215.00 126,661.00 127,107.00 140,343.00 141,387.00 141,873.00 142,359.00 142,805.00 1,209,260.00
TAXABLE OCCUPANCY COSTS 0.00 497,648.53 521,507.96 541,016.10 561,477.36 637,154.92 662,274.51 688,039.89 715,069.23 743,385.74 5,567,574.25
TAX BENEFITS (1) 0.00 (188,603.43) (197,908.60) (205,516.78) (213,496.67) (242,523.42) (252,320.06) (262,368.56) (272,910.00) (283,953.44)(2,119,600.96)
NET OCCUPANCY COSTS AFTER TAXES 0.00 309,045.10 323,599.35 335,499.32 347,980.69 394,631.50 409,954.45 425,671.33 442,159.23  459,432.30 3,447,973.29

(1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.

611



El ER EE B = EE EE = E B ER B E B Ee

18-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - LOW
STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

3
1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
R OCCUPANCY COSTS
CASH OCCUPANCY COSTS
) OPERATING EXPENSES )
MAINTENANCE 188,889.75 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  188,889.75
UTILITIES 193,958.68 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  193,958.68
B REAL ESTATE TAXES 234,622.11 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  234,622.17
l INSURANCE 24.460.80 0.00 - 0.00 0.00 0.00 0.00 ~ 0.00 0.00 0.00 0.00 24,460.80
) TOTAL OPERATING EXPENSES 641,931.40 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  641,931.40
1 REMODELING COSTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
} 3 CAPITALIZED EXPENDITURES 35,000.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 35,000.00
i TOTAL CASH OCCUPANCY COSTS 676,931.40 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  676,931.40
INCOME
NET RENTAL INCOME (553,652.52) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (553,652.52)
TOTAL INCOME (553,652.52) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (553,652.52)
NET CASH OUTLAY BEFORE TAXES 123,278.88 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  123,278.88
DEPRECIATION 152,024.81 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  152,024.81
TAXABLE OCCUPANCY COSTS 275,303.69 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  275,303.69
r b TAX BENEFITS (1) (93,718.44) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (93,718.44)
NET OCCUPANCY COSTS AFTER TAXES 181,585.25 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  181,585.25
2
|
2
\
B
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
HAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
CAPITALIZED EXPENDITURES
TOTAL CASH OCCUPANCY COSTS
RENTAL INCOME
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS
TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

ME BGE BOF GO BEN AN W B B M N N e
Y

OCCUPANCY STUDY

FOR
ANCHOR BANK

SCENARIO SIX - LON ;
STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
25,200.00  26,460.00  27,783.00  29,172.15  30,630.76  32,162.30  33,770.41  35,458.93  37,231.88  39,093.47  316,962.89
27,086.71  28,441.05  29,863.10  31,356.26  32,924.07  34,570.27  36,298.79  38,113.73  40,019.41  42,020.38  340,693.77
37,294.43  39,159.15  41,117.10  43,172.96  45,331.61  47,598.19  49,978.10  52,477.00  55,100.85 57,855.89  4¢9,085.27
2,670.15 2,803.66 2,943.84 3,091.03 3,245.58 3,407.86 3,578.26 3,751.17 3,945.03 4,142.28 33,584.86
“-;;:;;1.29 96,863.85 101,707.05 106,792.40 112,132.02 “;17.738.62 123,625.55 129,8E);j;;n1;6,297.I;-"NS,IIZ.OS 1,160,326.79
25,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 61,000.00
D e IS5 L0 LA LI 12,055 A6 0L 011208 120869
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
LTz e ST H0AD W60 LT 755 18068 MO WIS 1220,8679
32,330.43  32,647.60  23,590.06  13,168.85  11,343.47  10,881.75  11,008.75  11,135.75' 10,900.20  10,664.66  167,671.52
T TS DAL B A 08 86N 14558 ISLISLET 11766 158,950
(48,586.87) (50,509.47) (48,865.87) (46,784.89) (48,155.44) (50,161.94) (52,507.38) (54,967.61) (57,406.97) (59,972.91) (517,919.34)
T LY WALZ TG 0 @A w6 B NI LD SLIee

(1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS
INCOME
PARKING INCOME - TENANTS
PARKING INCOME - EMPLOYEES
TOTAL INCONE
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS
TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - LOW
STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
34,094.15 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 34,094.15
10,532.43 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 10,532.43
75,289.21 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 75,289.21

5,390.70 0.00 - 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 5,390.70

125,306.50 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  125,306.50
125,306.50 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  125,306.50
(106,360.88) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (106,360.88)
(51,146.40) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (51,146.40)
(157,507.28) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (157,507.28)
(32,200.78) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (32,200.78)
64,558.09 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 64,558.09
32,351.31 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 32,357.31
(12,619.35) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 . 0.00 0.00  (12,619.35)
19,737.96 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 19,737.96

44!
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - LOW
STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPANCY COSTS
CASH- OCCUPANCY COSTS

OPERATING EXPENSES

MAINTENANCE 1,706.25 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,706.25

UTILITIES 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

REAL ESTATE TAXES 24,512.76 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  24,512.76

INSURANCE 1,755.60 0.00 © 000 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,755.60

TOTAL OPERATING EXPENSES 21,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61

TOTAL CASH OCCUPANCY COSTS 27,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61
~ INCOME :

PARKING INCOME - EMPLOYEES (15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (15,192.00)
TOTAL INCOME (15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (15,192.00)
NET CASH OUTLAY BEFORE TAXES 12,782.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 12,782.61

DEPRECIATION 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
TAXABLE OCCUPANCY COSTS 12,782.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 12,782.61
TAX BENEFITS - (4,985.22) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (4,985.22)
NET OCCUPANCY COSTS AFTER TAXES 1,791.39 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,797.39
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OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
LOW OPTION-WITH APPRECIATION ‘

CUMULATIVE

" PV OF \CUMULATIVE PV OF};
NET OCCUPANCY || NET OCCUPANCY | NET OCCUPANCY

i

[N

"

t
1
| NET OCCUPANCY
1
1
i
1

IR [}
LR 1
0 i 0" - i
CAPITAL 1§} NEW CAPITAL SQUARE MADISON TOTAL |OCCUPANCY COST |}  SALES TAX ON GAIN |
[N [N} 1
it LN 1
i

] 1
: 5 : :
! ' COSTS NET OF | COSTS NET OF |} COSTS MET OF | COSTS NET OF |}
YEAR ! OUTLAY FACILITY AND RAMP NEWSPAPER LOT  PROVIDENT  OCCUPANCY COSTS| TAX BENEFITS PROCEEDS - |  ON SALE TAX BENEFITS | TAX BENEFITS !! TAX BENEFITS | TAX BENEFITS |}
_______________ b mcdoanavetiel  uidiwasiconsnne consresasasntens cetnbensthivenes miashasacnansan cmmerenmdmetone | coeieenannssene I__-______‘_<_I_____-____-__II___________<._-I-______________lI____________-__I___.__-_,_______ll
1] " 1 1 1 LN 1 i 1 (nl
1993 b 4,867,600 |} N/A 91,078 12,783 117,251 221,112 |} (159,910)}! ! " 4,928,802 | 4,928,802 1! 4,928,802 | 4,928,802 }!
1994 ! " 317,139 N/A N/A 100,864 478,003 | (239,113)1} (6,739,555)) 1,313,616 {1 (5,187,048)] (258,246)11 . (4,916,632)} 12,170 4}
1995 ' " 395,293 N/A N/A 105,707 501,000 | (246,774) ! " 254,226 | (4,020)}! 228,410 | 240,580 |}
1996 ! " 414,355 N/A N/A 110,792 525,147 | (252,302)}! ! H 272,845 | 268,825 1! 232,359 | 472,939 1)
1997 ' " 434,370 N/A N/A 116,132 550,502 | (261,652)}} ' " 288,850 | 557,675 |1 233,165 | 706,103 |}
1998 ! 430,760 |} 496,812 N/A - N/A 121,739 618,551 |} (292,685) 1! ! " 756,626 | 1,314,301 }! 579,056 | 1,285,160 }}
1999 ' " 520,888 K/A N/A 127,626 648,514 | (304,827)}! ' " 343,687 | 1,657,988 |! 249,258 | 1,534,417 |}
2000 ' " 546,167 N/A N/A 133,807 679,974 | (317,336) ) 1 " 362,638 | 2,020,626 1} 249,291 | 1,783,708 }}
2001 ' " 572,710 n/A N/A 140,297 713,007 | (330,317) ) ' " 382,690 |} 2,403,316 !} 249,360 | 2,033,069 1!
2002 ' 551,360 1! 600,581 N/A N/A 147,112 747,693 | (343,926)11 i " 955,127 | 3,358,443 1! 589,914 ! 2,622,983 !
RESIDUAL VALUE ! " ! 't (6,551,893)! 801,736 11 (5,750,157)}  (2,391,714)}}  (3,551,4¢64)) (928,481)}}
| I 1 itccccccccree ceracncecrsrton. anrserennentccane. cencrcennenetne Teeeetsnaneaned | Ay | mcmcmenmnc—- [N} < ] 1 t
1 " 1 (N} Ll ' )
Y 5,849,720 1) 4,358,315 91,078 12,783 1,221,327 5,683,503 | (2,748,842)}} (13,291,447)} ! !
1] ] ] ]
1 1 1 ]

"
2,115,352 1) (2,391,714)}
;

NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN. .

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%
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OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
LOW OPTION - WITH DEPRECIATION

2002
RESIDUAL VALUE

NOTES:

2.

i
i
[l
1
]
1
]
1
]
i
]
'
1
1
[l
1
1
1
1
1
1
1
]
1
1
1
i
1
1
1

1.

CUMULATIVE
NET OCCUPANCY

PV OF \CUMULATIVE PV OF |}
NET OCCUPANCY | NET OCCUPANCY

NET OCCUPANCY H
COSTS NET OF | COSTS NET OF |
!
i

b
[}
[N
i
TAX ON GAIN |, COSTS KET OF
LR
[N

"
"
I 1 " :
CAPITAL |, NEW CAPITAL SQUARE MADISON TOTAL {OCCUPANCY COST |} SALES
" 1"
" "
1

' leeocosmoczoocos [ P, looeessomcooenans '

H (567,011)}
=zt Wzzzzzzzzzzzzzez)

1 ]
I | :
1 t 1
H \ COSTS KET OF H H
OUTLAY FACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS] TAX BENEFITS PROCEEDS |}  ON SALE TAX BENEFITS | TAX BENEFITS TAX BENEFITS | TAX BENEFITS™ |}
___________ Il e cecccccccce mecemcececamese smeeeemmee-sces ecemcemcsceceeme smemmmmmeeseeme=lococacccacaacan l____,_,______I_____________Il__,~____‘_____‘I__,_____‘__-N-_Il_‘______;__,__‘I________________!I
e 1 [N 1 IR i 1) 1 [
4,867,600 ) N/A 91,078 12,783 117,251 221,112 (159,909) 11 H H 4,928,803 | 4,928,803 |} 4,928,803 | 4,928,803 |}
i 317,139 N/A N/A 100,864 478,003 | (239,113)}} (6,739,555)) 1,313,616 |}  (5,187,048); (258,245)1)  (4,916,632); 12,171 1}
" 395,293 /A N/A 105,707 501,000 | (246,774) 1) ' " 254,226 | (4,019)1) 228,410 | 240,581 |}
" 414,355 N/A N/A 110,792 525,147 | (252,302)11 1 " 272,845 | 268,826 |} 232,359 | 472,940 |}
HH 434,370 N/A N/A 116,132 550,502 | (261,652)1} i " 288,850 | 557,676 1) 233,165 | 706,104 |}
430,760 1} 496,812 N/A : N/A 121,739 618,551 | (292,685) 1} H 0 756,626 | 1,314,302 }} 579,056 } 1,285,161 )
H 520,888 N/A N/A 127,626 648,514 (304,827)1) ] H 343,687 1,657,989 1} 249,258 | 1,534,418 |}
" 546,167 N/A N/A 133,807 619,974 | (317,336) 11 ' i 362,638 | 2,020,627 1} 249,291 | 1,783,709 1}
" 572,710 /A N/ 140,297 713,007 | (330,317)1) H " 382,690 2,403,317 |} 249,360 | 2,033,069 )
551,360 |4 600,581 N/A N/A 147,112 747,693 | (343,926) 11 ' " 955,127 | 3,358,444 |} 589,914 | 2,622,984 |}
H H 1o (5,533,111)) 368,207 11 (5,164,904); (1,806,461}, (3,189,995); (567,011)1}
1 ‘ i 1 1
i i i i i
1 ' '
] ] 1
] 1 1

RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.

PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%
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20-Nov-92

OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
LOW OPTION-WITH APPRECIATION

' " H " . CUMULATIVE }i PV OF 1CUMULATIVE PV OF}}

H R Rttt b OCCUPANCY COSTS--=-=--=-==s==cosmsmmccoomeonnnmn 10CCUPANCY COST |} : ! 11 NET OCCUPANCY | NET OCCUPANCY }} NET OCCUPANCY | NET OCCUPANCY "

! CAPITAL }} NEW CAPITAL SQUARE MADISON TOTAL ! INCOME TAX |} SALES ' TAX ON GAIN |} COSTS NET OF | COSTS NET OF )} COSTS NET OF | COSTS NET OF |}

YEAR 1 0UTLAY 11 FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS}  BENEFITS ' PROCEEDS | ON SALE |} TAX BENEFITS | TAX BENEFITS )} TAX BENEFITS ! TAX BENEFITS }}
_______________ Vececcoamenaeellacicacccccnacas cocnananenccnen ccccacs ceaawe —— i 20 l___-_________-,l|________-‘,,-l_______-,____l|___-___________l,-______,______lI__________--___I________________l'
1 " i " ' " ] 1N 1 i

1993 V4,867,600 )} N/A 91,078 12,783 117,251 221,112 | (159,910)}} ! " 4,928,802 | 4,928,802 ;} 4,928,802 | 4,928,802 |}
1994 H " 317,139 N/a N/A 100,864 478,003 | (239,113)11 (6,739,555)) 1,313,616 |} (5,187,048)} (258,246) ! (4,916,632)} 12,170 |}
1995 H " 395,293 Na N/ 105,707 501,000 | (246,774)}} H " 254,226 | (4,020)}} 228,410 | 240,580 |}
1996 ' 0 414,355 N/A N/A 110,792 525,147 | (252,302)1} i i 272,845 | 268,825 |} 232,359 | 472,939 1)
1997 H " 434,370 Ma N/A 116,132 550,502 } (261,652)}} b H 288,850 | 557,675 |} 233,165 | 706,103 |}
1998 H 430,760 |} 496,812 NA : Na 121,739 618,551 | (292,685) 1 H H 756,626 | 1,314,301 }} 579,056 | 1,285,160 |}
1999 H " 520,888 N/ N/A 127,626 648,514 | (304,827) 1} H " 343,687 | 1,657,988 }} 249,258 | 1,534,417 })
2000 ! i 546,167 Na N/A 133,807 679,974 | (317,336)1) ! H 362,638 } 2,020,626 }) 249,291 | 1,783,708 |}
2001 H " 572,710 Na N/A 140,297 713,007 } (330,317) 1} H H 382,690 | 2,403,316 }} 249,360 | 2,033,069 !
2002 H 551,360 |} 600,581 N/A N/A 147,112 747,693 | (343,926) 11 H H 955,127 | 3,358,443 |} 589,914 | 2,622,983 |}
RESIDUAL VALUE | " H 1 (6,525,633)) 791,494 |} (5,734,139): (2,375,696) 11 (3,541,570)} (918,588)}}
[ e e s e aes - ! e teen - Vtzzzzzzzzzzzzzza)eeceseeeecoeeae Vzzzzzzzzazzzzzzzl)
15,849,720 |} 4,358,315 91,078 12,783 1,221,327 5,683,503 | (2,748,842) 1) (13,265,188)} 2,105,111 " (2,375,696)} " (918,588)} "
lecosvovonmons Il ceccorrecnresss srerePsessescers Frmrasrere e ers wTeeewwresesEERe wEewTessveemsew lecoeeevconrocans [ e lececoreoccens Ileceeceooccevene ] Ilecevccoccncowen 1 "
"""""""""""""""""""""""""""""""""""""""" [ Eaieieiaiatt bbbl B Siieiebebubti bl S B A [N Dttt | "

NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%
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OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
LOW OPTION - WITH DEPRECIATION ‘

i CUMULATIVE PY OF {CUNULATIVE PV OF)

" 1 (3] i '

t (B 1 [} " '

' H -- - OCCUPANCY COSTS---============s-==-momcooooos ~-10CCUPANCY COST 1} H 't NET OCCUPANCY | NET OCCUPANCY || NET OCCUPANCY | NET OCCUPANCY 1}

1 CAPITAL 1) NEW CAPITAL SQUARE MADISON TOTAL ! INCOME TAX }!  SALES | TAX ON GAIN |} COSTS NET OF | COSTS NET OF |, COSTS NET OF 1 COSTS KET OF |

YEAR i} OUTLAY |} FACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS! BENEFITS !} PROCEEDS | ON SALE |} TAX BENEFITS | TAX BENEFITS |, TAX BENEFITS i TAX BENEFITS 1}
________ i [ 3 O bdesvadnmnsnisen =a ———— - | DU | DRSSPI JT IO 1 DI IPIIIS PIPRSLSIPIPIpI J | 1 Nl
' (R} ] ] ' i ] 1] ] [}

1993 1 4,867,600 ;) N/& 91,078 12,783 117,251 221,112 4 (159,909) 11 1 H 4,928,803 | 4,928,803 |} 4,928,803 | 4,928,803 |,
1994 ' H 317,139 N/A N/A 100,864 478,003 | (239,113)}} (6,739,555)1 1,313,616 |} (5,187,048); (258,245) 1} (4,916,632)} 12,11 3
1995 H " 395,293 N/& N/A 105,707 501,000 | (246,774)}1 H H 254,226 | (4,019)}} 228,410 | 240,581 |,
1996 : " 414,355 N/A N/A 110,792 525,147 | (252,302) i H 272,845 | 268,826 |} 232,359 | 472,940 §}
1997 H H 434,370 N/A N/A 116,132 550,502 | (261,652)}1 H " 288,850 } 557,676 1} 233,165 | 706,104 |}
1998 H 430,760 {} 496,812 N/A : N/& 121,739 618,551 | (292,685)1, } H 756,626 | 1,314,302 |} 579,056 | 1,285,161 |}
1999 H " 520,888 N/A N/ 121,626 648,514 | (304,827)}} H HH 343,687 | 1,657,989 |} 249,258 | 1,534,418 |}
2000 H H 546,167 N/A N/A 133,807 679,974 | (317,336)1} H HH 362,638 | 2,020,627 |} 249,291 } 1,783,709 |}
2001 1 " 572,710 N/A N/A 140,297 713,007 § (330,317)}} H " 382,690 | 2,403,317 }; 249,360 | 2,033,069 |}
2002 | 551,360 1} 600,581 N/A ) N/ 141,112 747,693 | (343,926) 14 H " 955,127 | 3,358,444 }} 589,914 | 2,622,984 |}
RESIDUAL VALUE |} - " H 4t (5,510,735)) 359,480 ) (5,151,255)}  (1,792,811)}} (3,181,564)} (558,581) 1}
H " B iR .- H " ! e ettt azzzzozszzzszoz]i-cemememamnaas Vzzzzzzzzzzzzzzzz))
V5,849,720 |} 4,358,315 91,078 12,783 1,221,321 5,683,503 | (2,748,841)}) (12,250,289)} 1,673,096 } (1,792,811)} HH (558,581)} H
lecevecwwevane 1lecevcerorovensmes sscvrsvovrersns seevemeeeesssvee =sevwooesereres woveesrosmomoy levesvercooosnose I leevecovveocws Ilecenervereoeren L] Ileeeceanecvnceas ] "
presssssssssss J] TSseessacssces ccesScccoccosss cosscssscscSSes SScScscscccssess mososssssessems pesmsssssssses=- {5 Eetait e [t [ s ' [ Bt 1 "

NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%

LTT
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|
|
|
E EXHIBIT X
| OCCUPANCY STUDY
o FOR
" ANCHOR BANK

B SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
HIGH OPTION

H " H " H " ! CUMULATIVE ;) PV OF {CUNULATIVE PV OF}}

i'} ' . " m=== -~0CCUPANCY COSTS-==~--===--==-ssmssomcmnmmncnnnanx 10CCUPANCY COST |} H ') NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY "
1 CAPITAL ) NEW CAPITAL SQUARE MADISON TOTAL ! INCOME TAX )} SALES ! TAX ON GAIN }} COSTS H COSTS 1 COSTS NET OF | COSTS NET OF |}

YEAR v OUTLAY 11 FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS,  BENEFITS !! PROCEEDS | ON SALE ) AFTER TAXES ! AFTER TAXES |} TAX BENEFITS | TAX BENEFITS "

G s oo hores e e e e - e fememneceeneeas 1osemmennneees fosrmeemmnees o emeeomemoeees : | | ¥
1993 16,138,500 |} N/A 91,078 12,183 117,251 221,112 | (159,910) 4} H " 6,199,703 | 6,199,703 }! 6,199,703 | 6,199,703 |}

1994 H " . 420,511 N/A N/A 100,864 521,375 | (267,654)11 (6,739,555)) 1,313,616 }} (5,172,217)} 1,027,485 |} (4,902,574)} 1,297,128 }}

1995 H " 440,834 NA N/A 105,707 546,541 | (276,669)}1 H " 269,872 | 1,297,358 |} 242,467 | 1,539,596 |}

1996 H " 462,173 N/A : Na 110,792 572,966 | (283,084) 1} : " 289,882 | 1,587,239 |, 246,867 | 1,786,463 |}

1997 H " 484,579 N/A N 116,132 600,711 | (293,367)}} H " 307,344 | 1,894,583 |} 248,093 | 2,034,556 |}

f‘) 1998 i 544,530 |1 554,431 N/ N/A 121,739 676,170 | (328,605)}1 - " 892,095 | 2,786,678 |} 682,733 | 2,717,289 }}
1999 H " 581,388 N/A Na 127,626 709,013 | (341,928)}} : H 367,086 | 3,153,764 )} 266,221 | 2,983,516 |}

2000 H " 609,692 N/A N/A 133,807 743,499 | (355,616) )1 ! " 387,883 | 3,541,646 1) 266,645 | 3,250,161 |}

:} 2001 H " 639,412 N/ Na 140,297 779,709 } (369,836) 1 H H 409,873 | 3,951,519 }) 267,073 | 3,517,234 |}
2002 ' 700,110 }} 670,617 N/A N/A 147,112 817,729 | (384,742) 14 H ! 1,133,097 } 5,084,617 |} 699,834 | 4,217,068 }}

i RESIDUAL VALUE | " ! 1 (7,414,310)) 684,216 |} (6,730,094)} (1,645,478)}} (4,156,701)E 60,367 EE
5 taeeeae et e --- T T g e At dorzzzzzszzzzozzil-sesemeosoosese Vzzzzzszozzozzzacy)
\1,383,140 |} 4,863,638 91,078 12,783 1,221,327 6,188,826 | (3,061,411)}) (14,153,865)) 1,997,832 || (1,645,478)! " 60,367 | !

1 ] 1 1

i 1

NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.

)
2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%
3. IF A BUILD AND TAX FREE EXCHANGE CAN BE NEGOTAITED WHICH WOULD DEFER
THE TINING OF THE TAX PAYMENT OF CAPITAL GAINS TAX THEN THE PV OF NET
) OCCUPANCY COSTS WOULD DECLINE TO $(774,904) (A DIFFERENCE OF $835,270).
J ;
‘Q

L
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ANCHOR BANK !
BENEFITS FROM SALE OF PROPERTIES - 1/1/94

CAPITAL SQUARE
AND PARKING RAMP  NE

MADISON
NSPAPER LOT

SALES PRICE 6,760,000
LESS: 3% SALES COSTS (202,800)
LESS: ACCRUED REAL TAX PAYMENT (325,407)

- SALES PROCEEDS

ORIGINAL COST 7,189,140

550,000
(16,500)
(25,738)

1,310,000
(219,300)
(351,145)

583,470 1,772,610
LESS: ACCUMULATED
DEPRECIATION (AS OF 12/31/93) (4,050,157) 0 (4,050,157)
BASIS 3,138,983 583,470 3,722,453
TAXABLE GAIN 3,418,217 (49,970) 3,368,247
ANCHOR BANK
BENEFITS FROM SALE OF PROPERTIES - 1/1/03
HIGH OPTION .
NEW PROVIDENT
FACILITY BUILDING TOTAL
SALES PRICE 7,383,140 685,000 8,068,140
LESS: 3% SALES COSTS - (221,494) (20,550) (242,04¢)
LESS: ACCRUED REAL ESTATE TAX PAYMENT (351,037) (60,749) (411,786)
SALES PROCEEDS 6,810,609 603,701 7,414,310
ORIGINAL COST 7,383,140 806,124 8,189,264
LESS: ACCUMULATED
DEPRECIATION (AS OF 12/31/02) (1,505,391) (612,177) (2,117,568)
BASIS 5,877,149 193,947 6,071,696
TAXABLE GAIN 1,283,897 470,503 1,754,399

EE N EE EE Bl El O EN OEE O EE EE O EE O ER O EE O ER ER
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - HIGH
STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPARCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE 249,890.15 126,216.41 132,527.23  139,153.59  146,111.27 164,204.60 172,414.83 181,035.57 190,087.35 199,591.72 1,701,232.70
UTILITIES 231,577.83  112,087.72 117,692.11  123,576.72  129,755.55 145,288.97 152,553.42 160,181.09 168,190.15 176,599.66 1,517,503.23
REAL ESTATE TAXES 371,718.57  246,107.22 258,412.58  271,333.21  284,899.87 322,644.86 338,777.10 355,715.96 373,501.76 392,176.84 3,215,287.96
INSURANCE 34,277.25  18,913.39  19,859.06 20,852.01 21,894.61 - 24,731.47 25,968.04 27,266.44 28,629.76 30,061.25 ~ 252,4583.27
TOTAL OPERATING EXPENSES 887,463.80 503,324.73 528,490.97  554,915.52  582,661.29 656,869.90 689,713.39 724,199.06 760,409.02 798,429.47 6,686,477.15
REMODELING COSTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
CAPITALIZED EXPENDITURES 60,000.00  18,050.00  18,050.00 18,050.00 18,050.00 19,300.00 19,300.00 19,300.00 19,300.00 19,300.00  228,700.00
TOTAL CASH OCCUPANCY COSTS 947,463.80 521,374.73  546,540.97  572,965.52  600,711.29 676,169.90 709,013.39 743,499.06 779,709.02 817,729.41 6,915,177.15
INCOME ‘
NET RENTAL INCOME (553,652.52) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (553,652.52)
PARKING INCOME-TENANTS (106,360.88) "0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (106,360.88)
PARKING INCOME-EMPLOYEES (66,338.40) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (66,338.40)
TOTAL INCOME {726,351.80) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (726,351.80)
NET CASH OUTLAY BEFORE TAXES 221,112.00 521,374.73  546,540.97  572,965.52  600,711.29 676,169.90 709,013.39 743,499.06 719,709.02 817,729.47 6,188,825.36
DEPRECIATION 248,913.33  182,966.60  180,916.06  170,940.85  169,562.47 185,706.75 187,024.75 187,631.75 187,888.20 188,088.66 1,889,645.42
TAXABLE OCCUPANCY COSTS 470,025.33  704,341.33  727,457.03  743,906.37  770,273.76 861,876.65 896,038.14 931,136.81 967,597.22  1,005,818.13 8,078,470.78

TAX BENEFITS (1) (159,909.88) (267,653.62) (276,668.74) (283,083.98) (293,367.27) (328,604.89) (341,927.88)  (355,616.36)  (369,835.91) (384,742.07)(3,061,410.60)

NET OCCUPANCY COSTS AFTER TAXES 310,115.45 436,687.71  450,788.29  460,822.38  476,906.50 533,271.76 554,110.27 575,520.46 597,761.30 621,076.06 5,017,060.17

(1)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES.
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - HIGH
STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING

| 1993 1994 1995 199 1997 1998 1999 2000 2001 2002 TOTAL
‘) ................................................................................................................................................
\ OCCUPANCY COSTS
§ CASH OCCUPANCY COSTS
l 9 OPERATING EXPENSES
: MAINTENANCE 25,200.00  26,460.00 27,783.00  29,172.15 30,630.76 32,162.30 33,770.41  35,458.93 37,231.88 39,093.47 316,962.89
i UTILITIES 27,086.71  28,441.05  29,863.10  31,356.26  32,924.07  34,570.27  36,298.79  38,113.73 40,019.41 42,020.38  340,693.71
| B REAL ESTATE TAXES 37,294.43 39,159.15 41,117.10  43,172.96 45,331.61 47,598.19 49,978.10  52,477.00 55,100.85 57,855.89 469,085.27
| INSURANCE 2,670.15 2,803.66 2,943.84 3,091.03 3,245.58 3,407.86 3,578.26 ° 3,157.17 3,945.03 4,142.28 33,584.86
| 2 TOTAL OPERATING EXPENSES 92,251.29  96,863.85  101,707.05 106,792.40 112,132.02 117,738.62 123,625.55 129,806.83  136,297.17  143,112.03 1,160,326.79
i
| CAPITALIZED EXPENDITURES 25,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 4,000.00 61,000.00
3 ..................... cea e mcmccceceeccecememAmeceemeemeemesmceSeseeeeeTemeemeeme-eessseeecseessesmemssseme-ecceeccceeees
} TOTAL CASH OCCUPANCY COSTS 117,251.29  100,863.85 105,707.05 110,792.40 116,132.02 121,738.62 127,625.55 133,806.83 140,297.17  147,112.03 1,221,326.79
1 ) RENTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
} NET CASH OUTLAY BEFORE TAXES 117,251.29  100,863.85 ~ 105,707.05 110,792.40 116,132.02 121,738.62 127,625.55 133,806.83 140,297.17  147,112.03 1,221,326.79
) ’ i
} . DEPRECIATION 32,330.43 32,647.60 23,590.06 13,168.85 11,343.47 10,881.75 11,008.75  11,135.75 10,900.20 10,664.66 167,671.52
TAXABLE OCCUPANCY COSTS 149,581.72  133,511.45 129,297.11 123,961.25 127,475.49 132,620.37 138,634.30 144,942.58  151,197.37 157,776.69 1,388,998.31

| TAX BENEFITS (1) (48,586.87) (50,509.47) (48,865.87) (46,784.89) (48,155.44) (50,161.94) (52,507.38) (54,961.61) (57,406.97) (59,972.91) (517,919.34)

)

| NET OCCUPANCY COSTS AFTER TAXES

o

o R

.

)

| (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - HIGH
STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL
OCCUPANCY COSTS
CASH OCCUPANCY COSTS

OPERATING EXPENSES

MAINTENANCE 1,706.25 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  1,706.25

UTILITIES 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 10.00 0.00

REAL ESTATE TAXES 24,512.76 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  24,512.76

INSURANCE 1,755.60 0.00 ~0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  1,755.60

TOTAL OPERATING EXPENSES 27,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  27,974.61

TOTAL CASH OCCUPANCY COSTS 21,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61
INCOME ) .

PARKING INCOME - EMPLOYEES (15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (15,192.00)
TOTAL INCOME (15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (15,192.00)
NET CASH OUTLAY BEFORE TAXES 12,782.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  12,782.61
DEPRECIATION 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
TAXABLE OCCUPANCY COSTS 12,782.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 12,782.61
TAX BENEFITS (4,985.22) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  (4,985.22)

NET OCCUPANCY COSTS AFTER TAXES

A%}
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OCCUPANCY STUDY
FOR
ANCHOR BANK
SCENARIO SIX - HIGH
STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE

| 1993 1994 1995 199 1997 1998 1999 2000 2001 2002 T0TAL
o i
| OCCUPANCY COSTS
| CASH OCCUPANCY COSTS
B OPERATING EXPENSES
N WAINTENANCE 0.00  99,756.41 104,744.23  109,981.44 115,480.51 132,042.30 138,644.42 145,576.64 152,855.47 160,498.25 1,159,579.65
UTILITIES 0.00 B83,646.68 87,829.01  92,220.46  96,831.48 110,718.70 116,254.64 122,067.37 128,170.74 134,579.27  972,318.34

" REAL ESTATE TAXES 0.00 206,948.07 217,295.47 228,160.25 239,568.26 275,046.67 288,799.01 303,238.9 318,400.90 334,320.95 2,411,778.54
- INSURANCE 0.00 1610973  16,915.22  17,760.98  18,649.03  21,323.60  22,389.78  23,509.27  24,684.73  25,918.97  187,261.31
e ieeeeememmeemeemmmememmememeeee—meeesececasemmeeemeeseeesmemesseeeeseeeeee-momemeesemeSeeeeeseeeemeeeeeeeeeeeeeeeeaososasessemeseasseeeas
i 7 TOTAL OPERATING EXPENSES 0.00 406,460.88 426,783.92 448,123.12 470,529.28 539,131.28 566,087.84 594,392.24 624,111.85  655,317.44 4,730,937.85
| CAPITALIZED EXPENDITURES 0.00  14,050.00 14,050.00  14,050.00  14,050.00  15,300.00  15,300.00 - 15,300.00  15,300.00  15,300.00  132,700.00
; Y e T e T T
| ) TOTAL CASH OCCUPANCY COSTS 0.00 420,510.88 440,833.92 462,173.12 484,579.28 554,431.28 5B1,387.84  609,692.24 639,411.85 670,617.44 4,863,637.85
9 INCONE 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
TOTAL INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
| ) )
WET CASH OUTLAY BEFORE TAXES 0.00 420,510.88 440,833.92 462,173.12 484,579.28 554,431.28 581,387.84  609,692.24 639,411.85 670,617.44 4,863,637.85
9 DEPRECIATION 0.00 150,319.00 157,326.00 157,772.00 158,219.00 174,825.00 176,016.00 - 176,502.00 176,988.00 177,424.00 1,505,391.00
| TAXABLE OCCUPANCY COSTS 0.00 570,829.88 598,159.92 619,945.12 642,798.28 729,256.28 757,403.84 786,194.24 816,399.85 B848,041.44 6,369,028.85
| < TAX BENEFITS (1) 0.00 (217,144.15) (227,802.87) (236,299.10) (245,211.83) (278,442.95) (289,420.50) (300,648.75) (312,428.94) (324,769.16)(2,432,168.25)
T A N T S A M SN ST RO S I
9 NET OCCUPANCY COSTS AFTER TAXES 0.00 353,685.73 370,357.05 383,646.02 397,586.45 450,813.33 467,983.34 485,545.48 503,970.91 523,272.28 3,936,860.60
‘& SITITSIo oIS IoIoIsIIIIIIIIITIIIIIIIIIISISIIIITIIIIISITITIIIIIIITIIIIITIIIIIIIIIIIIIIZIIIIIIIISIIZIIIZIIIIIIIIIIIZIIZIIZIIIIIIIIIIIIIIIIIIIZIIZIIZIIIC
1 3 (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES.
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OCCUPANCY COSTS

CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE

TOTAL OPERATING EXPENSES

REMODELING COSTS
CAPITALIZED EXPENDITURES

TOTAL CASH OCCUPANCY COSTS

INCOME
NET RENTAL INCOME

TOTAL INCOME

NET CASH OUTLAY BEFORE TAXES
DEPRECIATION

TAXABLE OCCUPANCY COSTS

TAX BENEFITS (1)

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY

FOR

ANCHOR BANK
SCENARIO SIX - HIGH
STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING

1999

2001

0.00  188,889.75
0.00  193,958.68
0.00  234,622.17
0.00 24,460.80

641,931.40

0.00 " 0.00
0.00  35,000.00

0.00  676,931.40

0.00 (553,652.52)

0.00 (553,652.52)
0.00 123,278.88

0.00  152,024.81

1993 1994 1995 1996 1997 1998
188,889.75 0.00 0.00 0.00 0.00 0.00
193,958.68 0.00 0.00 0.00 0.00 0.00
234,622.17 0.00 0.00 0.00 0.00 0.00

24,460.80 0.00 0.00 0.00 0.00 0.00
641,931.40 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

35,000.00 0.00 0.00 0.00 0.00 0.00

676,931.40 0.00 0.00 0.00 0.00 0.00
(553,652.52) 0.00 0.00 0.00 0.00 0.00
(553,652.52) 0.00 0.00 0.00 0.00 0.00

123,278.88 0.00 0.00 0.00 0.00 ‘ 0.00

152,024.81 0.00 0.00 0.00 0.00 0.00

275,303.69 0.00 0.00 0.00 0.00 0.00

(93,718.44) 0.00 0.00 0.00 0.00 0.00

2000
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00

0.00  275,303.69

0.00  (93,718.44)

wel
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OCCUPANCY COSTS
CASH OCCUPANCY COSTS
OPERATING EXPENSES
MAINTENANCE
UTILITIES
REAL ESTATE TAXES
INSURANCE
TOTAL OPERATING EXPENSES
TOTAL CASH OCCUPANCY COSTS
INCONE
PARKING INCOME - TENANTS
PARKING INCOME - EMPLOYEES
TOTAL INCONE
NET CASH OUTLAY BEFORE TAXES
DEPRECIATION
TAXABLE OCCUPANCY COSTS

TAX BENEFITS

NET OCCUPANCY COSTS AFTER TAXES

OCCUPANCY STUDY

 ANCHOR BANK
SCENARIO SIX - HIGH

STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP

1999 2000

T0TAL

34,094.15
10,532.43
75,289.21

5,390.70

125,306.50

125,306.50

(106,360.88)
(51,146.40)

(157,507.28)
(32,200.78)

64,558.09

1993 1994
34,094.15 0.00
10,532.43 0.00
75,289.21 0.00
5,390.70 0.00
125,306.50 0.00
125,306.50 0.00
(106,360.88) 0.00
(51,146.40) 0.00
(157,507.28) 0.00
(32,200.78) 0.00

64,5958.09 0.00

32,351.31 0.00
(12,619.35) 0.00

19,731.96 0.00

1996 1997
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
. 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00

2001 2002
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00
0.00 0.00 0.00

32,357.31

(12,619.35)

GET
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0CCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
HIGH OPTION

H " H " H " | CUMULATIVE }} PV OF {CUMULATIVE PV OF};

1 e bl Lt OCCUPANCY COSTS--------=-osmsommmmmemmoomemene H 4 H 'Y NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY |}

1 CAPITAL ) NEW CAPITAL SQUARE MADISON TOTAL 10CCUPANCY COST |} SALES i TAX ON GAIN |} COSTS H COSTS 1 COSTS NET OF | COSTS NET OF |,

YEAR i OUTLAY 1 FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS!TAX BENEFITS |! PROCEEDS | ON SALE |} AFTER TAXES | AFTER TAXES || TAX BENEFITS | TAX BENEFITS "
_______________ 1 cccccsenemeal o e e cdcccccame comecmcccmcee—. mmcmeeGemme—mee ceememamee—————— _______________I_.___,'A-______Il___________--I________--___lI_d_______‘_____I________,______iI‘___-_________-I____-__-.._._-___l0
1 (N} 1] i 1 it 1 (R} 1 [N}

1993 V6,138,500 |1 N/A 91,078 12,783 117,251 221,112 ) (159,910) ) H i 6,199,702 | 6,199,702 }} 6,199,702 } 6,199,702 }}
1994 ' " 420,511 N/A N/A 100,864 521,375 } (267,654)}, (6,739,555)) 1,313,616 |} (5,172,217)} 1,027,485 |, (4,902,574), 1,297,128 |}
1995 H " 440,834 N/R N/A 105,707 546,541 | (276,669) )1 H " 269,872 | 1,297,357 }) 242,461 | 1,539,596 ;)
1996 H " 462,173 N/A N/A 110,792 572,965 | (283,084) H " 289,881 | 1,587,238 |} 246,867 | 1,786,462 |}
1997 1 " 484,579 N/A N/A 116,132 600,711 | (293,367) 11 H " 307,344 | 1,894,582 ) 248,093 | 2,034,555 |}
1998 H 544,530 |} 554,431 N/& - N/A 121,739 676,170 | (328,605) 1 H “ 892,095 | 2,786,671 |, 682,733 | 2,717,288 |,
1999 H " 581,388 N/A N/A 127,626 709,014 | (341,928),) H " 367,086 | 3,153,763 ;) 266,228 | 2,983,516 |}
2000 H " 609,692 N/A N/A 133,807 743,499 | (355,616)}1 H " 387,883 | 3,541,646 ) 266,645 | 3,250,161 |}
2001 H " 639,412 N/& N/A 140,297 179,709 | (369,836) )} H 4 409,873 | 3,951,519 |} 261,073 } 3,517,234 )}
2002 i 700,110 |} 670,617 N/A N/A 147,112 817,729 | (384,742)}1 H " 1,133,097 } 5,084,616 |1 699,834 | 4,217,067 ;)
H H H 1 (8,089,014)} 947,350 ;) (7,_141,664): (2,057,048) ) (4,410,899)} (193,831)}}

H h ' H H zzzzzzzzsoss e :::::::::::::::::::

! : ] :

| : ! :

NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%

9¢1
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0CCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
HIGH OPTION - WITH DEPRECIATIO

H " 1 T 1 " v CUMULATIVE )} PV OF 1CUMULATIVE PV OF}}

H R Lk b OCCUPANCY COSTS--==-==-=-==-=msmsmsmmemomnone H " . H 1 NET OCCUPANCY | NET OCCUPANCY )} NET OCCUPANCY | NET OCCUPANCY )

! CAPITAL |} NEW CAPITAL SQUARE MADISON TOTAL {0CCUPANCY COST 1§} SALES ! TAX ON GAIN }} C0STS H COSTS 11 COSTS NET OF |} COSTS NET OF )

YEAR + o OUTLAY 1 FACILITY AND RAMP NENSPAPER LOT PROVIDENT  OCCUPANCY COSTS!TAX BENEFITS !! PROCEEDS | ON SALE |} AFTER TAXES | AFTER TAXES || TAX BENEFITS | TAX BENEFITS 1}}
_______________ lecasasecesesel ldeeencncnecnecen thsebntstinmane sasteasnenaenan essmremeneaaana ________-______l__-____________lC__________-__I_-_______-‘-_Il_______A_______|____‘___~______|l_______________I,_,___-___A_____II
1 (R 1 1N ] [N 1 (R 1 [N

1993 V6,138,500 1} N/A 91,078 12,783 117,251 221,112 | (159,910)}} i " 6,199,702 | 6,199,702 }} 6,199,702 | 6,199,702 |}
1994 1 " 420,511 N/A N/A 100,864 521,375 ) (267,654)1% (6,739,555)) 1,313,616 1) (5,172,217)} 1,027,485 |} (4,902,574) 1,297,128 |,
1995 ' H 440,834 N/A N/A 105,707 546,541 | (276,669) 1} H H 269,872 | 1,297,357 |} 242,467 | 1,539,596 |}
1996 H " 462,173 N/A N/A 110,792 572,965 | (283,084)}1 H " 289,881 | 1,587,238 |} 246,867 | 1,786,462 |}
1997 H " 484,579 N/A N/A 116,132 600,711 } (293,367)}) H H 307,344 | 1,894,582 || 248,093 | 2,034,555 |}
1998 H 544,530 1} 554,431 N/A . N/A 121,739 676,170 | (328,605) 1} : " 892,095 | 2,786,677 |} 682,733 | 2,717,288 |}
1999 i N 581,388 N/a N/A 127,626 709,014 | (341,928) )1 H " 367,086 | 3,153,763 |} 266,228 | 2,983,516 |}
2000 H " 609,692 N/A N/A 133,807 743,499 } (355,616) 1} 1 " 187,883 | 3,541,646 1) 266,645 | 3,250,161 })
2001 \ " 639,412 N/R N/ 140,297 779,709 | (369,836)}} H " 409,873 | 3,951,519 ) 267,073 | 3,517,234 ),
2002 | 700,110 |} 670,617 N/A N/A 147,112 817,729 | (384,742)1, H " 1,133,097 | 5,084,616 |, 699,834 | 4,217,067 |}
RESIDUAL VALUE | " H 1 (6,832,079)] 411,858 || (6,420,222)} (1,335,605) )1 (3,965,315)) 251,752 )
fommmmmmmeeeeee flemmmmeeeees femmmmmeeenee Mmeememeeees VzEIzZrzgszsizaz)semsseemsniasae \izzzzzzzzzzzzzzzy)

Vo (3,061,411)1) (13,571,634); :

1 ] )

] ] 1}

—
~
>
w
-~
~
-~
—
P
o~
o
o~
P=3
o
~
o
—
~
v
N

NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%

LET




O A T

L

[

20-Nov-92

0CCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
HIGH OPTION-WITH APPRECIATION

H " H " H H i CUMULATIVE }} PV OF 1CUMULATIVE PV OF ;)
H e OCCUPANCY COSTS--==========msemsecmmcmemcnnon- 10CCUPANCY COST |} H ') NET OCCUPANCY } NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY 1|}
1 CAPITAL |} NEW CAPITAL SQUARE MADISON TOTAL - INCOME TAX |} SALES 1 TAX ON GAIN |} C0sTS H COSTS t1 COSTS NET OF |} COSTS NET OF }}
YEAR } OUTLAY 11 FACILITY AND RAMP NEWSPAPER LOT PROVIDENT ~ OCCUPANCY COSTS;  BENEFITS !' PROCEEDS | ON SALE |} AFTER TAXES | AFTER TAXES |} TAX BENEFITS | TAX BENEFITS |}
PO D el - . i e s e . 0 65 e . e e | ! ) P | R | I R [ R A SR P 1l mcccccaccacan | R "
] [N} t " 1 " 1 " i "
1993 16,138,500 |} N/A 91,078 12,783 117,251 221,112 (159,910) 1} H Hh 6,199,702 | 6,199,702 |} 6,199,702 | 6,199,702 |}
1994 H " 420,511 Na N/A 100,864 521,375 | (267,654)}1 (6,739,555)1 1,313,616 |} (5,172,217)} 1,027,485 |} (4,902,574)} 1,297,128 |}
1995 H N 440,834 N/A N/& 105,707 546,541 | (276,669) 1} H " 269,872 | 1,297,357 |} 242,467 | 1,539,596 ||
1996 H H 462,173 NA NA 110,792 572,965 } (283,084)}) H " 289,881 | 1,587,238 |} 246,867 | 1,786,462 }}
1997 H N 484,579 N/A N/A 116,132 600,711 | (293,367) )} H " 307,344 | 1,894,582 |} 248,093 | 2,034,555 |,
1998 ! 544,530 |} 554,431 N/A N/A 121,739 676,170 | (328,605)}} H " 892,095 | 2,786,677 |} 682,733 2,717,288 |}
1999 ! H 581,388 N/A N/a 127,626 709,014 } (341,928)}1 H " 367,086 | 3,153,763 |} 266,228 | 2,983,516 |}
2000 i " 609,692 NA N/ 133,807 743,499 | (355,616)}1 H " 387,883 | 3,541,646 |} 266,645 | 3,250,161 |}
2001 H H 639,412 N/A N/A 140,297 779,709 } (369,836) )} ' i 409,873 | 3,951,519 }} 267,073 } 3,517,234 |}
2002 H 700,110 |1 610,617 N/A N/A 147,112 817,729 | (384,742) 1} H " 1,133,097 | 5,084,616 |} 699,834 | 4,217,067 |}
RESIDUAL VALUE } H H ' (8,062,755)} 937,109 §} (7,125,646)) (2,041,029)!} (4,401,005)} (183,938)}1
H " =<1t —eee! B et trzzzzzzzzzzzzzzlleeseseeceseececlzzzzzzzzzozooooc))
H " 11 (14,802,309)) 2,250,725 }} (2,041,029)} " (183,938)! H
H ! Vizzzzzzzzzzzozisszzzzzzzzzzzisszzzzzzzzzzozzy t4222zzzzzzzzzzany "
NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN.
2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%
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OCCUPANCY STUDY
FOR
ANCHOR BANK

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING)
HIGH OPTION - WITH DEPRECIATION

! " H H 1 " ! CUMULATIVE }} PV OF \CUMULATIVE PV OF}}

: " - -0CCUPANCY COSTS------=---==ss==mmememmmooomnoaa- 10CCUPANCY COST ) . H '! NET OCCUPANCY | NET OCCUPANCY }} NET OCCUPANCY | NET OCCUPANCY "

} o CAPITAL ) NEW CAPITAL SQUARE MADISON TOTAL | INCOME TAX 1} SALES | TAX ON GAIN }} COSTS H COSTS '1 COSTS NET OF | COSTS NET OF |}

YEAR ! OUTLAY  }}  FACILITY AND RANP NEWSPAPER LOT PROVIDENT  OCCUPANCY COSTS! BENEFITS |} PROCEEDS | ON SALE |} AFTER TAXES | AFTER TAXES {1 TAX BENEFITS | TAX BENEFITS |}
! e B oo o - feaemsenseeeane ] e }

1993 } 6,138,500 }! N/A 91,078 12,783 117,251 221,112 } (159,910)}1 ! H 6,199,702 | 6,199,702 }} 6,199,702 | 6,199,702 |1
1994 H " 420,511 N/A N/a 100,864 521,375 | (267,654)1 (6,739,555)) 1,313,616 |} (5,172,217)} 1,027,485 |} (4,902,574)} 1,297,128 }}
1995 H H 440,834 N/A N/A 105,707 546,541 | (276,669) 1} H " 269,872 | 1,297,357 |} 242,467 } 1,539,596 |,
1996 H " 462,173 N/A N/A 110,792 572,965 | (283,084)}} H " 289,881 | 1,587,238 || 246,867 | 1,786,462 |}
1997 H K 484,579 N/A N/A 116,132 600,711 | (293,367) 11 H H 307,344 | 1,894,582 |} 248,093 | 2,034,555 |}
1998 H 544,530 |} 554,431 N/A : N/A 121,739 676,170 | (328,605)}) H " 892,095 | 2,786,677 1} 682,733 } 2,717,288 |}
1999 H " 581,368 N/A N/A 127,626 709,014 | (341,928) 11 H " 367,086 | 3,153,763 |} 266,228 | 2,983,516 |}
2000 H " 609,692 N/A Na 133,807 743,499 | (355,616)}1 H " 387,883 | 3,541,646 |} 266,645 | 3,250,161 |}
2001 H " 639,412 N/A N/A 140,297 779,709 } (369,836) !} H " 409,873 | 3,951,519 |} 267,073 } 3,517,234 )
2002 \ 700,110 |} 670,617 N/A NA 147,112 817,729 | (384,742) !} H H 1,133,097 | 5,084,616 |} 699,834 | 4,217,067 |}
RESIDUAL VALUE | H ! 1 (6,809,703)) 403,131 |} (6,406,572)} (1,321,956) 11 (3,956,885)} 260,183 |}
] e e ——— ada e R e e trzzzrzzzzzzzzzilecceceseccaoaae zzzzzzzzzzzzzzazy)
17,383,140 }) 4,863,637 91,078 12,783 1,221,321 6,188,825 | (3,061,411)}! (13,549,257)} 1,716,747 |} (1,321,956), " 260,183 } n
leceoosenenews llecrevcocoromere wremeressrreres Feovesonmessess TrecrsertETsess Sremwvesm=ve=e=- lecocaronvoncens 1lecocrmcvoennns lecceocemeeven Ilececcoancovovan 1 [ R e td ] )
jeTssessessses fi~eeasalecelaces somonseriocicde acssllonlasnSan SESSSSoSSoRSTes SoSSRSsS e jeosTessssssesss [N ittt [icAcadelcistciuibaintes [N St 1 o= ssesssssess ] 1]

NOTES:’ 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY)
LESS TAXES ON GAIN. .

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%

6€1
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