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

Occupancy study prepared for Anchor Bank. 
November, 1992

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

https://digital.library.wisc.edu/1711.dl/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.



ON BK).



Oba | OCCUPANCY STUDY ge 

ee ss PREPARED FOR | a 

ee ee ANCHOR BANK BS | 

[| NOVEMBER, 1992 ee a8



| | | OCCUPANCY STUDY | | | 

Sa oo ae FOR | oe 

eggs | ANCHOR BANK | 

Le ee TABLE OF CONTENTS — ee ne oes 

| 4, INTRODUCTION AND SUMMARY CONCLUSIONS oS 

2 DETAILED DISCUSSIONS cs 

Do 3. ~~ CONCLUSIONS | | a Oo 

SR Bes 4. APPENDIX | ghey a



7 EEEE—EeGSOOrereeoree : 

= INTRODUCTION — ~



| ? | ae Pursuant to a Letter Agreement dated July 9, | 1992, the firms | | 

- of Oakbrook Realty Advisors, Inc., First Financial Realty Advisors, Coke 

7. | Inc., and Landmark Research, Inc. were hired in a collaborative we 

manner to conduct an Occupancy Study for Anchor Bank. The purpose | 

| | of the Occupancy Study was to help determine how many of four | 

- g@owntown 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 | | 

zz different occupancy alternatives is dependent primarily on the 

- following factors: | 

| 1. The specific level of operating expenses for each 

RS - - property; | | | ee 

| | --2,-—s«s The: «level of operating expenses for a newly built ae 

: suburban office building; . : | 

_ ss «3,—~—*:s«s Phe amount of realized proceeds from a sale of each or a | 

ee “ee combination of the four downtown properties; a 

a ~~ 4. The level and direction of rents compared to the level _ | 

oh oo and direction of operating expenses for the downtown | 

—  ybxoperties and the suburban office building; ae 

oo Se The timing of the sale of any of the downtown properties; 

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

" | Ete 7. The alternative cost of capital for Anchor Bank; © | So | 

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

4 . _ Anchor Bank. | | a ee



fA | The Occupancy Study consists of an appraisal report , which is ee | 

=U separately bound and this report, which contains six alternative ae | 

, | occupancy strategies for Anchor Bank to consider. The report | 

contains four sections: | | | 

os 1. Introduction; | 

Oy 2. Detailed Discussions; | | | 

| 3. Conclusions; | | 

| A.) Appendix. | | 

pee es Anchor Bank presently owns the following real property in 

_ downtown Madison, Wisconsin: | 

ae eee i. The Capitol Square Office Building (25 West Main Street) Ls | 

| oan’ consisting of approximately 130,000 square feet of gross | oe 

| QU eae building area and an underlying lot of 16,500 square ee ee 

| 2. An adjacent lot improved with surface parking (115 South | | 

= a Carroll Street) for 37 cars and containing 16,500 square BP 

7 feet; | | | | | | ke | 

Vas gy A multi-level parking ramp with parking for 265 cars (126 | | 

A | South Carroll Street) and an underlying lot consisting of _ | 

| 16,035 square feet; a Pee Sg / 

| AL OA Sothree-story office building of approximately 16,000 Ee 

| | , square feet of gross building area, which formerly was. - 

Z | | | the headquarters for Provident Savings and Loan (126 | 

' South Hamilton Street) and an underlying lot of 5,512 mo 

u OE a square feet. a | | woos



BE 

| sss Phe alternative occupancy scenarios consist of a calculation — a 

m= =—SwE._ thee 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 | 

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

in suburban Madison. | 

oe The six occupancy scenarios are as follows: 

ee 1. Scenario One - In this scenario, Anchor Bank would sell 

a toes. ee all of its downtown properties and build a new office. Soe 

8 Be BOE building in a suburban location. Anchor Bank would in Be 

u ss eS turn rent 12,500 square feet in the 25 West Main Street | | 

a oe Building for retail and executive office purposes and all | 7 

oe Be other employees would move into a newly constructed | | 

ee o | suburban office building. Space for future growth would —— 

| mo be provided by adding additions to this newly constructed 2 

ae we | building as needed. | | | | | 

Sond 2. Scenario Two - In this alternative, Anchor Bank would oe 

_ yee | retain ownership of all four of its presently owned 

a gt downtown properties and space for future growth would be : 

oS oe | provided by taking over Space presently rented by 

s oe unrelated tenants. | | a 

, ; 3. Scenario Three - In this scenario ownership would be © - 

s | a retained of the surface parking lot, the parking S 

Hs structure, and the Capitol Square Building. The Lees 

re Provident Building would be sold and the employees who os 

. | os occupy this space would move into the Capitol Square | 

| os es , Building in space made available through the lapsing of 4 

a eens we | leases to unrelated tenants. Future growth would be _ 

| | provided by taking over. space presently rented by a 

ae | unrelated tenants. | = he



4. Scenario Four - In this scenario Anchor Bank would retain | | 

is | | ownership of the Capitol Square Office and parking ramp 

— - | and would sell the Provident Building and surface parking 

| a lot. The employees presently located in the Provident | 

| ed 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 a 

7 unrelated tenants. | | 

° yee | Those employees who park in the surface parking lot would | as 

= a ; “ | have spaces made available in the parking ramp due to the | | | 

we yes - vacation of parking spaces by unrelated tenants whose oe 

| leases are not renewed. ee : a | 

a ey | 5. Scenario Five - In this alternative scenario, Anchor Bank ae 

Pes | - would retain ownership of all of its downtown properties Sees 

. | OO except the surface parking lot. Those employees who | - es 

a would lose parking in this lot would need to locate | 

a a alternative parking in order for the Bank to maintain its | | 

sn PTS ees parking obligations to unrelated tenants. Future growth | | 

Oy would be provided by taking over space presently rented : 

Desens by unrelated tenants. - | a 

es 6. Scenario Six - In this scenario Anchor Bank would sell | 

dd. of its downtown assets except the Provident Building. | : 

dee u | The retail and executive functions would be relocated to | 

a Sets : this building and all other employees would be relocated __ | 

cs to a newly constructed suburban office building. | | 

| | |



ae - ‘fhe results of the study of these six alternatives are as | | 

) follows: Ess | 

a ee | Present Value of Net | ge | 
acne Occupancy After-Tax Occupancy | | | 

= eee Alternative Cost Description — 
ane 1. Scenario Five ($2,512,470) Sell only | 

| | | - surface parking | 

oc lot | 
- 2. Scenario Two ($2,280,515) Keep all | | 

| properties ce 

ee 3. Scenario Four ($1,788,152) Sell Provident ~~ 
| cae | | | a Building and | 
2 os | surface parking ne 
a Os Ce “lot | 

oe ee 4. Scenario Three — ($1,669,336) — Sell only oe | 
Be oe ee | Provident | a 
ee ee | | | Building 7 ) 

ays 5. Scenario Six (Low) ($ 720,717) | Keep. only | - es 

| : | | | Provident | SS es | 
we | Building and | 7 

SE eos | : | - construct a | 
— ou | | - lower cost | - | 

7 ee - suburban office | 
| | | building ~ a | 

es | 6. Scenario One (Low) ($ 182,758) Sell all | ) | 
z oo | | | properties and | 

cos one | | | construct a | 
a ae . | a | lower cost eee 
ee ee | | suburban office | 

| a | | | building vt | 

fee og - 7. Scenario Six (High) $ 60,367 | Keep only ae ae . 
ong nals | | Provident | | 

a - Building and a | 
| Rp | | construct a | | | 

7 ee Le | _ higher cost | | 
a ye a office building 

S «Scenario One (High) $ 572,555 Sell all | ey 
oe | properties and | 

:_ | - construct a | | 
ae | higher cost : | 7 

_— Ws : | office building | : 

;



| _ In reviewing the detailed assumptions that are the basis for | 

the projections and which are contained in the Appendix as Exhibit | 2 

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

q OS following conclusions can be made (These conclusions will be more (fe 

a fully amplified in the Detailed Discussion and Conclusions Sections | 

| | of this report): | , 

| 1. Scenario Five (selling only the surface parking lot) 

| | - | provides the most economically attractive alternative | | 

| with the lowest present value of the net after-tax oe 

meee a | occupancy cost. Scenario Two (keeping all the | | 

” ot ee | properties) is a close second. Given the benefit of ; | 

ey | control, the combined economic and strategic benefits of 

: | a Oe this scenario may out weigh the economic advantage of | | 

eee Scenario Five. hg | ee | 

2, Scenarios Five and Two are also the easiest to accomplish —Ss_i 

oo : : a administratively. . | | | ce | 

| oe 3. The spread between the best alternative (Scenario Five) , | 

f aoe | and the worst alternative (Scenario One - high cost) is | | 

; over $3,000,000. The spread between Scenario Five and oe | 

eS Scenario One - low cost, is still almost $1,800,000. | | ) 

a | These spreads are very significant when you consider that | 

Ps ee ; _ they represent the difference in the present value of the | | 

: | after-tax cost of occupancy over a ten-year period for ne 8 | 

| ce ee 61,000 square feet of gross building area. . a 

o a 4. With perhaps the exception of the high interest rate oe 

= | period during the early 1980's, the condition of the real _ | 

eS, estate market for office buildings at the present time a | 

me % | represents the worst time to dispose of real property : en : 

2 ae assets in at least twenty years. The effect of this | 

| a | market condition is to de-value present holdings and ee 

oO | reduce the attractiveness of selling currently owned | 

| : | assets. — mo . |



| 5. The primary reasons why Scenarios Five and Two are the | 

s | | most attractive alternatives are as follows: | | . 

| a) The rent received from unrelated tenants renting | 

a space in the 25 West Main office more than offsets _ | 

: the higher per square-foot occupancy cost for © “ 

7 : 7 | Anchor in the 25 West Main Street Building when | | 

a compared to a suburban office; oe | 

a4 b) The net realizable proceeds after payment of | 

= _ | - capital gains tax, from a sale of all the downtown | 

s ES | ss properties, is less than the cost of construction © | | 

| | of a new facility and its subsequent expansion over | 

" Les a - the ten-year projection period. | | | | 

Ys Phere are many legitimate factors beyond economics, which _ | aan 

vee must be considered when deciding which, among the eee | 

Be i | occupancy alternatives, is the most preferred. Some of on 

See the more important considerations are: aa ) 

a oS | a) The political issue of vacating downtown; ae o ? 

ees b) The amount of administrative time necessary to _ ) 

| Cette: implement any of the changes implied in choosing : 

7 one alternative over another; | 

| a | c) The impact on personnel if a suburban office | oo 

RE building is constructed and a choice of either an feng | 

= - | | | east side or west side location must be made; | a | 

Se - i d) The uncertainty and risk of accomplishing a : | 

_ Bee successful implementation of any given change in | : 

| occupancy or ownership status. “



| 1 ESS It is our recommendation, given our detailed economic analysis | 

“= =—Ss and the other considerations listed above, that Scenario Five or | 

7 Scenario Two be selected. Scenario Two is 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 

/ oe price level. If the cash made available as a result of the land ake 

sold is not important, given the additional flexibility provided by | 

7 retaining ownership of the vacant parcel for growth and control oy 

, | over how this land is developed, then Scenario Two should be chosen 

| ever Scenario Five. | | | - : | | Se,



Ge, 9 ~-DETAILED DISCUSSION a 
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a | a ane | 12 | = 

| | In this section of the report each of the occupancy scenarios a - 

| will be examined in greater detail. The key assumptions and oe 

Oe 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 es 

considerations to be considered when implementing any actions — 

ss necessary to accomplish a change in occupancy status will be | 

| - reviewed. | , | | 

The fourth section of this report includes an Appendix which 

= --—-s- contains Exhibits A-K. These Exhibits are as follows: | 7 
| | : | 7 

ee ee | Exhibit A Assumptions to the Proformas; : | 

f | - 2. Exhibit B Summary Results of Occupancy Cost | 

| oe | - Projections; | | 

d | : 3. | Exhibit Cc Two Sources and Uses of Funds Statements, | 

- oe ean oe | | | Operating Expenses Tor a Proposed New meg bas 

: . | | | Suburban Office; Projections and oc 

: oe a | a Depreciation Schedules; | | | 

4A, Exhibit D Ten-Year Occupancy Cost Projections for 

a - es | Scenario One - Sale of all downtown 

- a / properties and construction of a lower of 

| Pee oe . cost suburban office building; oo / 

| oe 5. Exhibit E Ten-Year Occupancy Cost Projections for . : : 

| | Scenario One - Sale of all downtown 

gS - | | properties and construction of a higher ven 

| | nee | | cost suburban office building; | ook - 

begs 6. Exhibit F Ten-Year Occupancy Cost Projections for ae 

. | Oe | Scenario Two - Keep. all downtown | 

Shpecn 8 ess properties; | ee 

| 

) | | | , aS 

|



| — 413s oe 

7. Exhibit G Ten-Year Occupancy Cost Projections for - 

es So Scenario Three - Keep all downtown ao 

oes Bes | | properties except the Provident Building; | eee 

ee 8. Exhibit H Ten-Year Occupancy Cost Projections for oss 

| | | Scenario Four - Keep all downtown | 

os ae | properties except the Provident Building | 

and surface parking lot; 

a 9. Exhibit I Ten-Year Occupancy Cost Projections for 

= oe | | Scenario Five - Keep all downtown | | 

Ye | properties except the surface parking a . 
os a : | robs o: | : 

a 10. Exhibit J - ‘fen-Year Occupancy Cost Projections for 

Je ee | _ Scenario Six - Sell all properties except =| 

os a oo the Provident Building and construct a ers 

Pe ee os | lower cost suburban office building; oo 

- | 11. Exhibit K Ten-Year Occupancy Cost Projections for 

— eo | | | Scenario Six - Sell all properties except , a 

Ss | ee hee | the Provident Building and construct a Oe 

HM , higher cost suburban office building. | 

Se ~The reader is directed to review these exhibits closely as a 

A they constitute the heart of the occupancy cost analysis. | 

ss Fach of the ten-year projections consists of the following | 

: schedules: | : | - 

1. Summary sheet which includes capital outlays for © 

oy ae , construction of a new suburban office building (if | | 

we | appropriate to a given scenario); a year-by-year listing - - 

ce of the pre-tax net occupancy costs of each property (if | 

| - | appropriate to a given scenario) ; a summation, year by - 

|



year, of the individual property pre-tax net occupancy | 

- ages costs; the effect of income tax deductibility of the net ~~ 

: | es occupancy costs, pre-tax sales benefits (if appropriate) ' a 

wis capital gains taxes payable on sale of a property; a Oe 

| summation of the out-of-pocket costs of each scenario nS 

- year by year, net of income tax benefits; a year-by-year (i Be 

a cumulative total of the yearly after-tax net occupancy | | 

: costs; the present value of each yearly after-tax net oe 

aa | occupancy costs and the year-by-year cumulative present _ - 

- value of the net after-tax occupancy costs; | 

. OO 2. A schedule calculating the benefits froma property sale, | 

ce as appropriate; | | 

| - 3. A series of schedules calculating year-by-year detailed ue 

Pea! ae occupancy costs before tax and after tax. | - ang 

. : «In calculating these projections, the reader is referred to “ ae 

oe the principal assumptions, which are contained in Exhibit A. | 

a Before discussing the scenarios and projections, it is important oe 

ees that the reader appreciates that these projections are based on the | 

a best guesses of the analyst as of today. Many of the assumptions, | a 

| | / of necessity, are static and, therefore, cannot do complete justice | Oe 

| as a predictor of the future, given the dynamics of those factors _ | 

oN, affecting real estate, especially over a ten-year projection _ : 

‘period. With these general provisions in mind, each of the oS 

) - occupancy scenarios will be examined in detail. | | Sts 

a | In Scenario One (See Exhibits, C, D and E) all downtown : 

-— - properties would be sold and a suburban office building constructed ee : 

- for Anchor Bank's central administrative facilities. A capitol 8 

to square retail banking and executive presence would be maintained ee 

= totalling 12,500 square feet, by signing a long-term lease at the es 

| 25 West Main Street location. The suburban office building would Ss 

: be initially sized at 61,000 square feet of gross building area to -



eo ee NE 

- handle the present needs of the Bank and expanded in five-year | 

- intervals to accommodate the projected future growth of 10,000 

2 square feet. It is proposed that sufficient land be purchased to | 

| accommodate long-range growth (20 yearst+). | 

In Exhibit C, estimates were made of the development costs for | 

eh: 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 uee 

a oy a steel structure with masonry exterior, attractive finishes, | 7 

<<. quality HVAC systen, ample landscaping and parking. The $15 per foe 

ss Square foot difference in cost between the two options presented 

S | would allow for higher finish levels and/or different exterior 

‘materials used such as stone or glass. Though not shown, it is 

ss possible to construct what are called service center buildings for Cee 

construction costs approaching $50 per square foot. - These ©. 

" -——sBuildings are especially appropriate in those situations where a | 

Lot of data processing and information handling occurs, and where © | 

a the interior design can consist of large open office areas. It was ee 

- assumed that this was not the image Anchor Bank wanted to present. 

Even if this type of structure is acceptable to Anchor Bank, the | 

ss gavings, though substantial, would not cause this alternative to be 

| more favorable than Scenarios Two or Five. | — coe | 

oh - Several observations can be made when reviewing the occupancy eS 

- | - analysis for Scenario One: | | | | | 

1. The primary factors which cause this alternative to be ne 

" cee the most expensive are as follows: | | ee 

Sees ee a) A capital gains tax needs to be paid of $1,459,971 Q 

ce on sale of the downtown properties. When added to | 

| oe es the capital outlay for either the lower cost Sas 

| 7 Q | facility or the higher cost facility, the sums both | | |



| exceed the net cash realized from a sale of the oe " 

. — | properties. | | | 

| | b) The annual operating expenses per square foot for | 

| ; : | the 25 West Main Building are higher than the | 

| “Sees | | operating expenses for the proposed suburban | 

aa facility. The additional expenses are more than | 

| offset by the rental income that is received from | 

| ou unrelated tenants. As one can observe, the net See 

2 after-tax occupancy cost increases by nearly 50% YS , 

a | from 1993 to 1994 when the suburban office building . 

. ms | is opened and occupied. | | | 

pee 2. Even if Anchor Bank was to have the new suburban facility Jet ss 

cae built for them and a tax-free exchange transaction oe 

: | : | entered into, Scenarios Five and Two would still be more 

| ee ou attractive. This comment would hold true even if the ote 

| | oo | suburban office was constructed as a service center as | 

" Ls : - described above. | “ . | | | | | 

. 3. A question can be raised as to the effect of the assumed 

oe mae sales prices of the properties on the outcome of this a 

Ee - | - analysis. This would involve both the downtown | 

| es properties and the suburban property. We have seen few s 

oes examples recently in the City of Madison where office | 

oe ss sPuildings have sold for more than their original cost ten | : 

) Ss: or twenty years later. Madison is a small market where | 

oe | there are few office building sales transactions every ss 

‘a : | year; therefore, there are few buyers and sellers. Most | 

= High ee corporate office buildings are image oriented and — : 

& ce : | specially designed for their users to some degree. They | + 

oo | also exhibit a high degree of functional obsolescence. 

| For these reasons, we feel these properties probably will : 

eee | appreciate slowly in value. Therefore, differences in : 

ee future appreciation will not alter the conclusion about Se



oe | | | | | 17 7 | 

oe the cost of this scenario or relative to another | S 

| 7 | scenario. Furthermore, we do not believe under a | 

™ ne = reasonable alternative set of sales assumptions that the a 

| og downtown properties would sell for enough money to cause 

| / Scenario One to be superior to Scenarios Two or Five. | 

ne | The properties would have to sell for $12,722,640 for ae 

| ew es Scenario One to equal Scenario Five. 7 

oo 4. The proposed rental cost of the 12,500 square feet of 

fg space rented in the 25 West Main Street Building has an | 

Joes | after-tax cost of $10.64 per square foot in 1993 terms. eS 

go | This cost is higher than either the present downtown or a 

| oe the proposed suburban after-tax cost of occupancy. | | 

| ee ‘Implementing Scenario One is both the most time consuming for | 

oe Bank administration as well as fraught with the greatest amount of Mey 

| ee uncertainty as to the time frames and probabilities of success. 

, — Some of the practical considerations that add to the 7 

Le complexity, uncertainty and probable cost of implementing this 

- scenario are as follows: a : 

SES ons : 1. The timing of the sale of the Provident Building with the oe 

| | sale of the 25 West Main Building, parking ramp and 

- \ | surface | parking lot must be coordinated to be - 

es ~ accomplished at the same time. | | Be 

" — , The construction of the new suburban facility must be 

- : finished by the time the sales, as described in the first a 

eae iy consideration listed above, are closed. Oo 

ms 3. The actual sales price net of any obligations to the | 

- buyer is uncertain. A buyer is unlikely to obtain | 

moe financing for the 25 West Main Building without an aes 

eS occupancy guarantee from Anchor Bank. oe



4. To avoid the discount associated with vacating over oor 

a Ss 40,000 square feet of space in the 25 West Main Street 

2 Building, a substantial pre-leasing commitment would need We 

| to be negotiated in advance of construction of the | 

2 | suburban facility or the building would need to be sold 

- ee to an owner occupant. | | | oe 

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 — oe 

7 - underwriting requirements of lenders, the income tax code and the 

national reputation of office buildings as investments are serving | 

eee 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 a 

also enter into the judgement of the advisability of leaving the - 

: / capitol square. We believe that these matters would need to be 

a | 7 | carefully handled so as not to become a negative influence on | | 

Anchor's corporate image. | | | | 

| -—-s«sIn 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 7 | 

: through the gradual absorption of space presently occupied by | | 

| unrelated tenants. | | | ees 

- The principal reasons why this scenario is the second most - 8 

: economically attractive are as follows: a EE 

oo oe Despite the fact that operating expenses in a suburban ©’ 
| : office building would be less than for the 25 West Main a 

ee a Building, the rent received from unrelated tenants more Oe: 

| un than offsets the higher operating expenses. : | |



aS 2. Furthermore, since rents are over twice the level of | 
a oa operating expenses, the annual increases in revenue are a 

7 greater than the annual increases in operating expenses | ee 

{ | | for the space each tenant occupies in the 25 West Main = 

| | Street Building based upon the assumption that both ove 

ee revenues and expenses increase at 5% per year compounded. a 

a | | The cash flow increases from increasing rents over the | “ 

Ce | projection period more than offset the reduction in 

. —— subsidy benefit that occurs when the Bank absorbs space 

| | Se. - eccupied by other tenants. | 

mee 3. The proceeds realized from a sale of the properties net 

oo of capital gains taxes and the costs of a sale (including oe 

Pe ae the payment of accrued real estate taxes) are less than _ | 

red | the cost of constructing a new facility over the © oe 

oe: oo projection period. — a 

a es If a point is reached whereby the Bank almost fully occupies _ 8 

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. | | 

SE In Scenario Three (See Exhibit G) title to all downtown | 

oe properties is retained except for the Provident Building. This © | | 

Cones scenario ranks as the fourth most economically attractive. The _ a 

ney principal reason why this scenario is less economically attractive a 

: than Scenario Two is because the total of the after-tax benefit, | 
Z using a discount rate of 5.5% from the net proceeds of a sale of we 

- the Provident Building (approximately $470,000) when added to the © | 

mS after-tax occupancy costs of $83,000 in 1993 saved from selling the a 

oe building, are less than the net after-tax revenue lost from | ve 

Be - displacing tenants from the 25 West Main Street Building to make — es 

room for employees who would need to be relocated to 25 West Main. - a



_ | Ms 20 om 
| | 

| | There are again practical considerations management must face oe 

_ | in implementing the Scenario Three decision. The Provident | 

7 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. _ 

ss PQ the extent there is a mismatch in the timing, space may remain a 

vacant in one building or the other for some period of time. In 

| | addition, the appraised value for this property assumes a full 

| rental income stream from the date of sale. Therefore, there is 

Be probably a discount which would be negotiated with a buyer to cover 

= his remodeling costs and a vacancy allowance to cover rent up. 

wed 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 ee 

| : attractive economically. The economic benefit to this occupancy 

oo 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 | 

7 gain from the sale of the Provident Building resulting ina capital | | , 

| gains tax savings of over $19,500 and an after-tax operating ~~ 

expense savings of $8,000 per year. | 

OE - The implementation of the sale of the parking lot is easier to 

— manage than the task of dealing with displacement of tenants and ee 

Po ey 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 © | 

a - . (12,500 square feet) for employees being vacated by tenants to make Ss | 

™ room for employees moving to the 25 West Main Building from the | 

oe Provident Building. This ratio is more favorable than the 1 to 300 © ; | 

| - gquare feet required by the standard building lease. | | | |
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Pos | In Scenario Five (See Exhibit I) title to all downtown | | 

- property is maintained except for the vacant parking lot, which 

a | would be sold. This option is the most economically attractive a 

| because: | | 

a 4. Revenue of $508,000 from the sale of the parking lot is 

| generated; | | 

| | 2. A loss of $50,000 would occur which would shelter other 

| | income resulting in a tax savings of $19,500; 

— - 3. After-tax operating expenses of $8,000 per year would be © 

ee es saved; | | | | Sige td 

RS 4. The beneficial occupancy expense of the Provident | 

| | | | Building is maintained (compared to displacement of | 

os tenants paying over $18.87 per square feet for rent in 

8 ee the 25 West Main Street Building) ; | | - | 

| 5. The beneficial circumstance remains whereby unrelated | 

7 - os tenants pay over $10 per square foot more than the a 

| operating expenses for their space, which excess offsets 

EO | a substantial portion of the Bank's cost of building | 

2 ss operations. Another way to look at this situation is | 

ihe ae ss ss that the after-tax sales proceeds from a sale of the 25 | | 

i oe West Main Street Building and parking ramp ($4,898,688) | | 

oe would generate $269,000 in after-tax benefits per year if oa 

te the proceeds could be invested at the pre-tax yield of oe 

. a 9%. However, the after-tax revenue in excess of Sore | 

= f operating expenses of $10.64 per square foot on the ~~ 

ne ee 33,323 square feet rented by unrelated tenants would Soe 

woe | equal almost $206,000 per year. - This means that the | | | 

a unrelated tenants are paying $206,000/$269,000 = 77% of | | 

ee 8 the opportunity cost of the capital square building which A : 

| | results in an attractive net occupancy cost for the Bank. — |
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Pe : | a The disadvantages to this strategy are: (1) 30 employees 

= | would lose their parking stalls; and, (2) control over oes 

" | - the development of the vacant parking lot would be more 

- | difficult, which could result in a negative impact on the | 

" - 25 West Main property. - 

a | Scenario Six (See Exhibits J and K) would result in the Bank 2 | 

- gelling all properties except the Provident Building. This is the 

; fifth most attractive alternative with Scenario One (all properties ches 

oe are sold) being the only option which is less attractive. In this 

scenario the executive and retail presence would be maintained in © | 

a 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 oy 

year in savings in the after-tax operating expenses of this : 

OE oo building (1993 terms) equal $103,055. This amount is less than the Oe 

ss $135,000 (6,500 square feet @ $16.50/S.F. plus 6,000 square feet @ ee 

Pee $19.00/S.F.) in after-tax occupancy cost that would be paid to rent oo 

a _ space in the 25 West Main Building in the alternative. | 

- oe All other comments regarding the construction of a suburban | 

: office building, the difficulty of realizing the appraised value of : 

ss the properties that are sold, and the complexities of coordinating - 

the activities required to implement the strategy to move out of | 

ok downtown that were made in the discussions of Scenario One are 

| equally applicable to this scenario. | oe - a aS |
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7: 3. CONCLUSIONS : 
nd ee | : 

| : 

| | |
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| Scenario Five (sell the vacant parking lot and keep title to 7 ; 

- 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 | 

a prorations, and capital gains taxes. | | 

oF 2. The present Space that is rented in the 25 West Main | | 

ee | Building to unrelated tenants returns more to the Bank on oe] 

2 an after-tax basis than savings in operating expenses | 

" ce : ee | generated by a move to a new suburban office. | | | 

eo - 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 mas 

= | : - property including the suburban office facility; | | 

| 2. The amount of proceeds that can be realized from a _ sale 

| — es of the properties. There are complexities in effecting a 

ee a sale of these properties and negotiations with | 

i : oS potential buyers will have an impact on the outcome. In 

| | ae addition, the present real estate market, which is aes 

mS es Characterized by the simultaneous occurrence of | 

| os increasingly strict lender underwriting standards, slow - 

a | | | be | | 
| - - economic growth, and a negative perspective of office foe 

a Hee buildings as investments providers make it an inopportune a 

: . time to dispose of real estate. . | oan 

: | | 
|



| | : 3. The level and direction of rents compared to op erating es : 

“ oe expenses for the downtown and suburban properties. At | 

; | | the present time, occupancy is nearly 100% in the | 

A 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 | 

: oo existing rents. Increases in rent have not risen as 

: | os rapidly as might be indicated by these facts because of | 

. | the long-term tenancies that are just now maturing or | 

Wy woe will mature, and because of the role the state plays in | 

ee : the downtown market. | : a 

ue | AL | The timing of the sale of any of the downtown prop erties. Ee 

es Aside from the present value effect, timing is an issue | 

oa oo . because valuation factors are not static. The strong 

market that exists in Madison has not always been so. | : 

- | i ne ‘Operating expenses continue to rise with municipal and 

" —  gehool taxes rising faster than other operating expenses 

PS | in urbanized areas. Competition can not only soften the 

- J - market, but may come at a time when a key tenant's lease 

ee ig up for renewal. The attitude of the capital markets : 

EES a . towards real estate has varied significantly in the last _ 

ee — six years due to changes in federal and state tax policy, 

es changes in financial regulations affecting lenders and an 

4 a : | over supply of office space. All of these changes have ee 

| ENE le combined to significantly depress the realizable value of ae | 

_ ERAS Ss office properties. We believe these factors are at an os 

ae historically negative level. The point being that when 7 

7 ge it is time to sell or by the time the Bank effects a oe 

| sale, circumstances may have changed for the better. | 

| io .
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| 5. The rate of growth of the Bank. This is important | | 

a | a because the margin in the rents over expenses paid by the : | 

=_— a unrelated tenants at 25 West Main Street are a 

os significantly contributing to the attractiveness of 2 

| os 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 

a . over 30 years old and aging. We believe adequate 

=: no provisions have been made to keep the buildings a 

| | - physically and functionally current. However, buildings 

" os | do age differently. es | : | | 

re | 6. The alternative cost of capital. Anchor staff indicated | 

es mes the Bank's current alternative cost of capital was 9% on | 

meee a pre-tax basis. The cost of capital should reflect the : 

Pos o anticipated holding period of the downtown properties. Bee 

a «The higher the discount rate, the less significant would 

_ : : | be the impact of future events on the selection of an 

Dap Shes optimal occupancy scenario. | 

A : | a, Phe tax income bracket of Anchor. It is important that 

- | anchor maintain profitability at a level where their tax 

as : - bracket is at least 39%. 
| ee 

--——s«sFhere are other factors in addition to economics that should © ao 

- shape the Bank's decisions such as: | | | | cee ‘s 

Pome 1. The political issue of leaving downtown; | - | 

oe | 2. The amount of administrative time required to implement Bene 

: | 7 any of the changes inherent in the choice of an occupancy a 

goss scenario; - |



. 3. The impact on personnel of a relocation of a major _ : : 

a | portion of the present downtown office to one side of the | : 

2 | | city or another; : 

| ee The uncertainties and risks of accomplishing a successful | : 

change in occupancy strategy; : 

A 5. Bank operations considerations. | 

A «6. Control of future development of the parking lot and its | | ? 

._ “ effect on the Capitol Square Building image. | es | 

| | While the present recommendation appears clear, based both on | 

7 : 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 — ws | 

parameters, but also considering the Bank's specific business os 

--: prospects. Es 

!  - Although not asked, we would like to point out that yet | 

e - another alternative occupancy strategy could be reviewed. This 

- gtrategy involves an examination of the feasibility of separating . 

cea ‘appropriate operating divisions, which could be moved from the © 

eo Capitol Square Building to a suburban service center building. 

:. a This alternative has the following advantages: | | 

1. It assures that Anchor will not eventually outgrow the 25 | 

ee we West Main Building, which if this were to happen, would | 

a have the effect of reversing the present favorable 

ws. economics of owning all downtown properties. | 

| ce 2. It would allow the space presently occupied by these ; | 

| Coos , divisions to be rented to unrelated tenants at the higher a 

Pen SE eA rents available downtown, thereby further reducing Anchor oe 

a Ce Bank's occupancy cost. | |



3. The timing of construction of the service center building | | 

. 18 ¢ | | cee 3 
ae could be more easily coordinated with re-rental of space | ? 

| - in the 25 West Main Building. :



eens 4. APPENDIX Oe



: J | OCCUPANCY STUDY- | | - 

| | _ FOR : | : 
| | | ANCHOR BANK | | 

— : yo ASSUMPTIONS TO PROFORMAS Se 

| ) | | oe Exhibit A © | . ek 

1. 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 

ss 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. : 

Oe 2. As of January 1, 1993, 33,323 s.f. in the Capitol Square ~~. 

| - Building will be leased to other tenants. We have assumed ~— oe 

Anchor occupies all other space in the Capitol Square Building. OES 

/ | As of January 1, 1993 Anchor. occupies 15,900 s.f. in the ee 

: Provident Building. We have made no allowances for vacancy of | 

a leased space. Based on these assumptions it appears Anchor 

- occupies a total of 72,077 useable s.f. _ | , Baas 

3. Based upon discussions with Anchor staff, we have assumed ~ me 

a Anchor will require an additional 5,000 s.f. of rentable area ee 

: | at the end of 1997 and an additional 5,000 s.f. at the end of oe 

| 2002. Our methodology for determining which additional suites © 

in the Capitol Square Building are occupied by Anchor Bank in 

a | the future is based on the 10,000 cumulative square feet Seg 

| required over the proforma period and the lease expiration | a 

7 dates for the current tenants. This methodology does not take 

| into consideration whether or not Anchor has a location — “ele 

OO preference, i.e. to be on certain floors or adjacent to space | , 

as they already occupy. | | | | | Pe 

| A. It is assumed that the leases which expire for all suites not ode 

ne absorbed by Anchor are renewed for 3 or 5 years with no - ~~. 

oe allowance for vacancy or bad debt. The gross rent paid by an ss 

s 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 ees 

=_ existing lease with 5% increases every year thereafter. The a 

| average 1993 rent on the 33,323 square feet in the Capitol Cees 

~ a 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 ~ ES 

poe we exclude these two leases, the average rent in Capitol Square ~~ 

ae is $18.87 p.s.f. This is comparable to the 1993 market rent at  ~—© 

| a oe | the Tenney Plaza of $18.35. In light of this, we feel that it oe 

ONES ds reasonable to assume a 5% annual increase over current ~~ 
‘ rents. | | Oo | Ta EE



5. There are two schedules assumed in the proformas for absorption 

a of space within the Capitol Square Building by Anchor. For the = ~~ 

- gcenarios in which both the Capitol Square Building and the | | 

Provident Building are kept (Scenarios 2 and 5), the schedule . 

| - is as follows: | 

an hease Square | | - eae iti 

| Expiration Footage Floor Current Tenant | 

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

12/31/92 345 5th Wisconsin Asphalt Pavement | 

= | | Assoc. “ | oe 

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

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

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

| 07/01/02 936 7th American Petroleum Institute | wee 

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

we | | . Independent Colleges oe 

a. 9,163 - on oe 

gf For the scenarios in which the Provident Building is sold and aoe 

- : operations located there are moved to Capitol Square (Scenarios oe 

re 3 and 4) the schedule is as follows: anes | - 

| Lease Square | | | Oo i 
es Expiration Footage Floor Current Tenant | | co AE 

12/31/92, 345 5th Wisconsin Asphalt Pavement | | 
= Assoc. _ , | 

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

| 02/28/94 : 5,622 6th Wisconsin Auto & Truck | 

a | Dealers Assoc. | | | 

| 07/31/94 6,625 7 & 8 Wheeler, Van Sickle © | on | 

| : & Anderson | | | Co ees 

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

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

Bg }©—CO4/01/02 : 2,854 8th Coyne, Ness & Becker _ Oly 

ee | 07/01/02 - 936 7th  #£American Petroleum Institute | . : 

| 09/01/02 _ 1,060 5th  =™Wisconsin Association of | a “ 

— | | a | Independent Colleges | as 
| 21,410 oe SS - oe ee 

Se me It is assumed that only 12,500 square feet of space is required | oe 

in the Capitol Square office because certain functions provided  ~| 

ff . at the Provident Building are already being provided in the ae 

as | Capitol Square Building and would therefore not be needed os 

ee subsequent to a move. __ ; OMe ee oP 

A | | | | aca eee |



6. The parking ramp contains 265 parking stalls, of which 207. ee 

a stalls are revenue producing. The remaining 58 stalls are ~~ 

' reserved for customers (40), snow removal (9), and Anchor staff | 

a 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 Dt ng 

oe is as follows: | | | 

a | | | Anchor | Other | | 

) - | | Employees | Tenants | 

| - Parking Ramp | — 99 stalls | — 108 stalls - 

a | Vacant Lot : | 30 stalls 0 stalls Jk 

| | 129 stalls — 108 stalls oo 

| Monthly stall rent x 42.20 x 84.40 — | ; 

" Total Monthly Revenue $5,443.80. $9,115.20 - eee 

| The employee parking rate is assumed to be $42.20 for 1993, — : 

= - escalated 5% each year thereafter. The parking charges for es 

om tenant stalls is assumed to remain at $84.40/month until the eee 

: expiration of their current leases, at which time the rent ~~ 
a increases to the then assumed market rate and then annually by ~~ 

5% per year. | a | | rn | fee oes 

7. The current ratio of tenant parking to tenant space in the 2S, : 

" Capitol Square Building is 108 stalls for 33,323 s.f. Per the © 

OS lease agreements, tenants are entitled to one parking space per re 

; 300 s.f. leased. As Anchor absorbs the 10,000 s.f. over the | | | 

= ss next 10 years, we have assumed the related parking spaces are | 

converted to employee use at the then current employee rates. 

: 8. Future operating expenses for the existing Anchor properties _ | 

| are based on the following 1992 per square foot of net rentable | | 

area estimates: | Le | 

= a 2 Capitol Parking Vacant _ | ee 

a oO | | Square _Ramp _ _Lot Provident 

Utilities $2.06 $.09  ##$N/A $1.61 i 
eo . Maintenance 2.01 -29 — .105 1.50 a 

2 - Real Estate Taxes 2.61 -66 1.49 2.33 aes 

i _ Insurance | 26 -05 —__:10 -16 cee 

ee ae $6, 94/SF $1.09/SF $1.69/SF $5.60/SF 

foes The expense allowance for utilities is based on actual expenses | 
eS incurred during the fiscal year ending 3/31/92 and escalated at ee es 

SE per year. © | | - | we oe ene



| | Actual maintenance expense for fiscal year ending 3/31/92 was 

a | $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 | | 

e 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 | 

me on our experience with other similar type properties and eS 
oe Se reflect a 1992 s.f. cost of $.29 for the parking ramp and $.10 3~— 

POS for the vacant lot. Maintenance costs for all properties were ae 
o ees escalated at 5% per year. | . : oe Sh ee 

= | - Real estate taxes are based on the actual 1991 costs escalated : | 
i 5% per year. (The 1993 real estate tax figure in the proforma 7 

ee is 1993 taxes due in 1994.) Insurance expense is based on the eee 
‘ ss 9/14/92 to 9/13/93 insurance premiums and increased 5% per | os 

| | 9. The proformas include $60,000 in 1993 for new roofs to a ph ese 

| 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. | . 

| 10. The remodeling allowance associated with space absorbed by | | 

es | - 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 | oe 
ae setting up these partitions. | | et oe 

11. 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 Oo: 
| 31.5 years. | | OE, | ne 

ee 12. The benefit or cost of the effect of income taxes was based _ | 

a | upon a combined federal and state tax rate of 39%. me Oo 

| | 13. Scenarios 1 and 6 assume that Capitol Square and/or Provident | 
| | are sold and a new suburban facility is constructed. It is se 

assumed that the construction takes place during 1993 with | Oo 
| occupancy on 1/1/94. | | es Bn oe es 

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 — a 
: os at the Provident Building (Scenario 6). - eee



ae | | | cess BA 

oe 14. The required building size and land area for the new suburban | 
me office was calculated as follows: Oe | ee 

B - Calculation of long-range building area | | 7 7 
s | Current rentable s.f. at Capitol Square 56,200 sf 
eens Current rentable s.f. at Provident not a nooo 

| duplicated in 25 W. Main : 12,500 sf 

a: Total | | 68,700 sE——t™” 

| 10 year growth | oe 10,000 sf ate 

ve Eee | Subtotal | 78,700 sE- 

| oe | Less: Downtown Presence fogs (12 500) sf ope 

oe oose Required useable s.f. in suburban location 66,200 sf 

« = =—<“‘<i‘é‘Oé™S GSS HUAlding area (useable x 1.10) 72,000 sf 3 

i | - Determination of long-range land area needed | 7 ee : 

= | Provision for long-term growth a Ed - ee 
a | | - 10 year useable s.f. | , | 66,200 sE& 

Oe ae = 20 year addition ae | oe _10,000 sf See 

= Sees | Subtotal | 96,200 SE its 

- Gross building area (useable x 1.10) 84,300 sf | 

| Ratio of building area to land area for comparable project | 

| | - 60,000 sf bldg = 84,300 sf | | 

| DRE 4.35 acres | X | ne 

= | X = 6.11 acres = 6.0 acres | 7 Ce | 

| : Range should be 6.0 - 8.0 acres (i.e. 14,000 sffacre). — | 
= Extra 2 acres provide both a more generous green space and kod 

Re a growth contingency. u ee LB 

- — - Phased Construction Schedule ES oe | me 

oe | | ue Net ee 

AE i a | | oo : ho Ses Rentable BREE 

ee | Gross sf sf | 
ee | - - Initial Construction Ss oes ee OO 
o oe a (Move-In Date 1/1/94) oe 61,000 sf 56,200 sE  — 

Eos _ First Addition oy nS 

A | (Move-In Date 1/1/98) 5,500 sf 5,000 sf Se 

| | - Second Addition | | | oe 

| (Move-In Date 1/1/03) 5,500 sf 5,000 sf | | 

Total Useable SF = = «72,000 sf 66,200 s&§ ——t™~”



woe | | | ee BBR 

* 15. A low cost and high cost alternative were calculated for | 
 06=6téi‘<(‘(‘CO @8timating «d the building cost of the suburban facility. The - 

i - costs associated with each are detailed below. | a 

Land Cost | a Ls ce 
a (43,560 sf/acre) $3/sf @ 6.0 acres | $3/sf @ 8.0 acres 

7 | Construction Cost | 
| (61,000 sf bldg.) | $60/sf $75/sf | 

| Architectural/ | 6% of 6% of : 
| Engineering Fees - Construction Cost Construction Cost 

= Misc. Engineering: a oe | | oe 
: | Soil Boring $5,000 | $5,000 | 

poe Survey | - $8, 000° | $8, 000 | : 
ll - Environmental $3,000 | $3,000 — oer 

Oa | | Assessment 7 | | _ : oo 
A | : Miscellaneous $9,000 $9,000 | 

= | Title & Recording _ $8,000 — $9,000 fo 

. a Construction — / | eee ee Dee 
a - | | Period Taxes | .0333507 times Land Costs - 

ee | Legal & Closing © For review of land purchase contracts, © ae 
es Costs architecture/engineering contracts, | oe 

a | ae oe construction contracts and other closing 
- ° | costs. $15,000 | 

A. | Opportunity Cost 9% of total funds with an average balance | 
: of Funds 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 cee 

- architectural/engineering fees inflated at 5% per year. . 

16. Operating expenses per net rentable area for the suburban 
. facility were calculated based on 1992 expenses from the | 
eh Institute of Real Estate Management data for buildings of ergs 

es similar type and size. Consideration was also given to our | 
= aE experience at comparable buildings in the area. Costs in 1994 : a 
- dollars were computed as follows: oh : es - Yo 

. Utilities - “ $1.49 ee 
| - Maintenance > _ | 1.77 oe 1.77 oe Cane 

| Baal Real Estate Taxes | | _— 2.91 . 3.68 © oe 
| | Insurance — | -290 29 Ce 

. | | | = $6.46/SF - $7.23/SF |



: Se ee ee | eee 

17. No allowance was made for any transition period required to _ 
al move from the current locations to the new building. In 

| - addition, there are no moving costs incorporated in the model. | ca 

18. For Scenario 1, in which a downtown presence is maintained at 

| Capitol Square, it was assumed 6,500 s.f. would be needed for oe 

| 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. _ | 

5 | 19. The operating proformas have been prepared on a calendar year | 

a basis. Anchor operates with a fiscal year-end of March 31st. 

‘o 20. We have assumed that any Anchor properties sold on January 1, a 

| 1994 would be sold at prices equal to the 1992 appraised values _ 

| | ‘less 3% of the selling price for sales expenses and a deduction | 

os, for accrued real estate taxes. For purposes of determining ee 

- residual value after ten years we also used the current a 

= appraised values. The residual value for the new facility is ~ 

ae equal to the original cost. We have not included any eg 

| adjustments for depreciation, appreciation or remodeling. pane



p a : | EXHIBIT B My | | a i | 

| | : | OCCUPANCY STUDY | a | | | 
I | FOR - , | | | 

oy | | ANCHOR BANK | a — | | | 
| | | | SUMMARY RESULTS OF OCCUPANCY PROJECTIONS | | | oe | 

> . | '! CUMULATIVE | CUMULATIVE PV '! CUMULATIVE | CUMULATIVE PV {! ? | | | | : 
| | —HAFTER-TAX COST JAFTER-TAX COST |JAFTER-TAX COST JAFTER-TAX COST {} | . | a 

or '! BEFORE SALE ! BEFORE SALE {! AFTER SALE | AFTER SALE $1 | | | | 
2 | | [rpeeneonnneennttecntecenstnrsan [enreateneencend lenaadenctaweees || | | | | | 

| SCENARIO FIVE | of 4 oot | 
b KEEP ALL DOWNTOWN HOLDINGS HN $477,505 | $242,816 |! ($3,983,564)! ($2,512,470) 1! | | | | a 
| ) EXCEPT THE MADISON NEWSPAPER LOT !! bo. i : | ee ce 
! Wl eee femme wn wmwemnwwn t lone cc mw ewww beeen ww ecw ewwnc! I oo . 

. it ' tt ' tt 7 : 

| ; SCENARIO TWO th 1,075,544 | 792,641 '! (3,900,187)! (2,280,515)! | | 
3 KEEP ALL DOWNTOWN HOLDINGS =! ! r ! Ho | | 
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| 2 SUBURBAN PROPERTY. a | | | NEWSPAPER LOT N/A 1,625. 1,672 23,345 26,642 

| 3. THE REAL ESTATE TAXES WERE CALCULATED USING THE COST OF CONSTRUCTION AND THE TOTAL 195,255 213,991 30,102 318,499 57,847 
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- | ' 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 | OUTLAY = !! ~~ FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS! BENEFITS  !! PROCEEDS ! ON SALE !! TAX BENEFITS ! TAX BENEFITS !! TAX BENEFITS ! TAX BENEFITS |! 
we mwenawenenwe becmccwmenweneet loc ce eee waeeeecencccuce eucuunceunceene cucenuceucuuuce ww wwe wcwc wma lew mcw www eweennn | eee tne wwe baw we wee smn wen |e ewe bene eww mem mewn | loc cca www nme nnn lecamnnumeuwcuncall : : it : rane ‘ : i ' mt ' TTT ~ 7m 

5 1993 | 4,867,600 1! N/A st*«é«é;«COTB 12,783 117,251 221,112 ! (159,910)! ] !-4928,802 ! «4,928,802 |! 4,928, 802 ! 4,928,802 |! 
1994! 7 377,139 232,313 N/A N/A 609,451! -(279,205)!! (7,364,846)! 1,459,971 $! (5,574,629)! (645,827)!! (5,284,007)! (355,205)! 

; i995! 4 395, 293 243,928 N/A N/A 639,221! = (293,041)'E r 346,181 | (299, 647)!' 348027} (44, 178) 12 
3 49968 a 414,355 256,125 N/A N/A 670,480 ! (305, 405)!! 1 1 365,074 ! 65,428 1! =—s-294,694 ! 250,516 |! 

1997 | 430,760 1! 434,370 268,931 WIA N/A 703,301 | (318, 380)!! ! HH 815,681! BBL, 109 1! «624, 106 | 874,621 | 
1998! a 496,812 282,377 NA N/A 779,189 (352,651)! F 426,539! 1,307,648 !! 309,345! 1,183,967! 

5 1999! i 520,888 «296,496 N/A N/A 817,384 ! (367,954)! 1 i 449,430! 1,757,078 !! =—--308, 958 ! 1,492,922 | 
2000! u 546,167 311,321 N/A n/A 857,488! (383,784)! a 473,704! 2,230,782 |! 308,665 ! 1,801,587 1! 
20012! r 572,710 326,887 WIA N/A 899,597 | (400,396)! 1 499,201! 2,729,983 !! 308,321 | 2,109,908 |! 

> 2002 «=| ~—«551,360 1! 600,581 343,231 N/A N/A 943,812 ! (417,814)! 1,077,358 | «3,807,342 |! 630,719 ! 2,740,627 |! 
RESIDUAL VALUE! i | | . | ' (5,396,730)! 403,170 1! (4,993,560)! (1,186,219)!! (2,923,385)! (182, 758)! 

. Cece www | le eee mw wwe | meme eee e wees Hemme m wee ee meee mewn wnceuwenes emmwewwwenwwccn ba mmmnewcvaceuean! Loewe mwewmwnn le wcwe wee www be cece c www en lowe eww wwmooowoe dbo ce wen Peewee wow wweneeenl | 
' nH 7 \ vt ' Hi prttecsceneenenn yy preeassesasescces yy 

) 5,849,720 '! 4,358,314 «2,652,687 12,783 117,251 7,141,035 | (3,278,538)!! (12,761,576)! 1,863,140 1! (1,186,219)! ou (182,758)! 4 
pozsssssecsscs!lossrsssesssszzs easassalastslns SSeSSSsiesasice zigsissiiscsrs: SERRETETSTISI IE | LsTIgsseeseoceie| pLsssesesesersysssesasersecey sssscsssesssss2]. . : Witttettssttst ted i . 

3 | NOTES: 1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN. | ae a , | 

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%. a | | a | 5 | / | | oe Moe | 

| 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 TO ($830,459) (A DIFFERENCE OF $647,701). | : | | | - | | 

y | oe a “ | | | : 

dL | | _ | | | wee | Y 

3 . me | : | =. a 

d- | | | : a 5 . 

J oe eee I | . | | | | ee



cc it Mma mE am ME EE OE CUE Ka mika EZ EZ Ea U6Ea ES 

— -Hov-92 ae ie ee eran | oer 

| ANCHOR BANK oe ro | | | 7 ons | s ae | eee 

'}— BENEFITS FRON SALE OF PROPERTIES - 1/1/94 | | | ee | , | a 

| | CAPITAL SQUARE MADISON | a | | | , 

3 AND PARKING RAMP NEWSPAPER LOT PROVIDENT TOTAL | - | | 

a SALES PRICE | 760,000 ~=Ss«SS0,000»=SsSt*«i BS 000SSCS*«*;« 995, 000 | | ne | Be | 
~~ LESS: 3% SALES COSTS (202,800) (16,500) =» (20,550) = (239,850) | 4 
: LESS: ACCRUED REAL ESTATE TAX PAYMENT (325,407) (25,738) (39,159) (390,304) a | : 
! eee mec mecmeeecae wa eeeneeeee ence cence ence een ene corer cee eee ee= | | 

~) SALES PROCEEDS | 6,231,793 507,762 625,291 7,364,846 | | | ; | 
. | DILISIIIIGIII2222 rzsasinggg2isi2 ostisiigigisiss riiisisimissis: | | | | | 

) ORIGINAL COST 7,189,140 583,470 770,124 «8,542,735 : : | | | 

LESS: ACCUMULATED - —_ | | | | | 
5 DEPRECIATION (AS OF 12/31/93) (4,050,157) 0 (480,943) (4,531,099) - | 
| wee ce meee een ne en mwe ween aew wes ene mecenecaneen Seana cewmeceee 

) | | | BASIS : | 3,138,983 583,470 289,182 4,011,635 | | , | 

TAXABLE GAIN 3,418,217 (49,970) 375,268 3,743,515 : | | | 

D | ; | | - | | | | 

- ANCHOR BANK | | | focs | Ss | 
BENEFITS FROM SALE OF PROPERTIES - 1/1/03 | | | 7 | | a , 

) LOW OPTION . | | | | | | 
| | NEW | | 

; — FRCELITY TOTAL | | . | 
‘yj | noptnedgusubitees Cuddsendesseane eee | : dee 

SALES PRICE Q 5,849,720 5,849,720 | es | Paes | | | 
' LESS: 3% SALES COSTS oe (175,492) (175,492) : | | an us | | 

}) LESS: ACCRUED REAL ESTATE TAX PAYMENT — (277, 498) (277,498) | o | | 

SALES. PROCEEDS | 5,396,730 5,396,730 | | | | 7 oe a , 
2 . sasmannneasannenn Shae ea ana eae : | : : | | : 

- ORIGINAL COST 5,849,720 5,849,720 | | | coe | oe 

LESS: ACCUMULATED : | - - | Le. Cee | 

DEPRECIATION (AS OF 12/31/02) = (1,209,260) (1,209,260) | “s | | 

> BASIS | 4,640, 460 4,640,460 : | | | 

} TAXABLE GAIN | 1,033,768 1,033,768 | | : | &



fo | | | 7 | | — | | - ae 
| 18-Nov-92 me | : | —_ | | | 

a | OCCUPANCY STUDY oo / | | 

~ | | «FOR | a | | 

pS , ANCHOR BANK a | | : 
| | | 7 : SCENARIO ONE - LOW ed | | 
[oe | STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES | 

: | | | 1993 1996 «1995 1996 1997 1998 1999 20002=t—«002 2002 TOTAL ; | 
“y wn i ee en nn en eee ene eee ne en ee ee en ne et ee ee en ne ne ee ee ene ete nn nnn ene nate e nena n ete een e eter e een en es . 

- OCCUPANCY COSTS 7 78s : | | 
| CASH OCCUPANCY COSTS : | | | | 
oy OPERATING EXPENSES . | | 

- MAINTENANCE 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 : 
| UTILITIES 231,577.83 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 1,203,896.17 

Ty REAL ESTATE TAXES 371,718.57 163,575.72 171,754.51 180,342.23 189,359.34 = 217,427.31 228,298.68 «=» «239,713.61 251,699.29 264,284.25 2,278,173.51 
2 INSURANCE 34,277.25 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 
| RENT FOR DOWNTOWN 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 2,561,608.74 

fy To reecrenseasercencnecossewcaseacnsecnanncerececcesescececreererweeserccenrceneceesmememn nero scenes een ewere ranean mrar ser as como amanccore nes cassreceecscenccecs 

7” TOTAL OPERATING EXPENSES 887,463.80 595,401.03 625,171.09 656,429.63 689,251.12 763,889.22 802,083.67 842,187.86 —-8B4,297.25 928,512.11 7,674,686.79 
| | | ete RS, oe - . | 

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 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 

9 TOTAL CASH OCCUPANCY COSTS 947,463.80 609,451.03 639,221.09 670,479.63 703,301.12 779,189.22 «817,383.67 857,487.86 899,597.25 943,812.11 7,867,386.79 | | 
> | | , 
) . | 
| INCOME , : | a | 7 | : 

sy — 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) 
7 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) 
4 “rhonnar nes hase argeomenonporencosorarasenssncaneconsecronsancernncsnenecemecannae ara cnmnancecacnseennencosanrercesgnarasoreneseerercncanonecsnoneceasereerres 

™” 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) | 

3 NET CASH OUTLAY BEFORE TAXES 221,112.00 609,451.03 639,221.09 670,479.63 703,301.12 779,189.22 817,383.67 857,487.86 899,597.25 943,812.11 7,141, 034.99 | 

| DEPRECIATION 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 
| “} | nn (Sotsensr et sewesensecsesedssawewennsesenteneasseneeucsaccancwscnnscowsnseonercneecnansmecassanenamecarrececessesesuensoucerereeonesceccecsessenmonarerescecewsee oe i 

7 TAXABLE OCCUPANCY COSTS sss: 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 

ey TAX BENEFITS (1) | — (159,909.88) (279,205.30) (293,040.57) (305,405.35) (318,379.67) (352,650.56) (367,953.56) (383,783.73) (400,395.94) (417, 813.67)(3,278, 538.25) 

NET OCCUPANCY COSTS AFTER TAXES 310,115.45 450,755.73 472,395.51 491,735.29 512,028.45 566,881.65 590,817.11 615,577.12 641,560.31 668,803.44 5,320, 670.08 
ao . PSEDAIIAIOGESIAGSSTSIOTIORIRASRSEIISSIIAIGS TERT IOGEAR TIAA IT STARR ATIAS ISSR eT Ress Tea TAAE SILT ATA RSS STAT a AS a Tso Ssce le hess sss asseesaasess gees sess seeaeeseisee oe, : | 

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

: | | | — | 
. : 

oe
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 1B-Hov-92 | | - | Ce | 

- ey 7 | oe - aoe | coe 

- | a OCCUPANCY STUDY | | | | 

_ | | | ANCHOR BANK | | oe | | - | 
| | | ne SCENARIO ONE - LOW aay - : | 

4 STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE == ts | 

7 1993 1994 1995 1996 1997 1998 1999-2000 2001. 2002 TOTAL oe 

Ad OCCUPANCY COSTS | | Ce Os oe . | | 
CASH OCCUPANCY COSTS | | | | 

) OPERATING EXPEKSES | : | | 
“MATNTENANCE | 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 a 

UTILITIES 0.00 83,646.68 87,829.01 92,220.46 96,831.48 110,716.70 116,254.64 122,067.37 128,170.74 134,579.27 972,318.34 
5 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 

5 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 $72,710.23 600,580.74  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 | | 

3 NET CASH OUTLAY BEFORE TAXES 0.00 377,138.53 395,292.96 414,355.10 434,370.36 496,811.92 520,887.51 546,166.89 572,710.28 600,580.74 4,358,314.25 | | oe 

; 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 oa 

d 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) | ae 

) 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 : 

> CA)CALCULATED OM NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. a ee , | Oo | . ee 

: 
, 

: . , . | a 
it : 

po | | - | Oo | - o
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18-Hov-92 wens | Oo 7 a | | a 

a a - 7 eupaey STUDY woe | | | a 

: | | ne ANCHOR BANK ae | | 
| | SCENARIO ONE - LOM aoe : | eat 

m, ee a STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING | | a 

4 | | | | . | | | | | ae 2 ne 

. a 1993 1994 1995 1998 s«i:9987 1998 1999 2000 2001 2002 TOTAL | 

ry | ten oe tt a ne ee eee en eee ee eee ee eee eee eT | | 
OCCUPANCY COSTS - ofa P | | | 
CASH OCCUPANCY COSTS ag | | | | | . 

©} _ OPERATING EXPENSES 7 : | 
: 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 
ry REAL ESTATE TAXES 234,622.17 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 DOWNTOWN 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. 74 

2 “TOTAL OPERATING EXPENSES -»=»«6 41,931.40 232,312.50 243,928.13 256,124.53 268,930.76 282,377.30 «296,496.16 311,320.97 326,887.02 343,231.37 3,203,540.14 | 

Q REMODELING COSTS 0.00 0.00 0.00 0.00 0.00. 0.00 0.00 0.00 0.00 0.00 0.00 a 
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 | 

9 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. 14 | 

INCOME “ | | - | ar | 
Sy NET RENTAL INCOME” (553,652.52) 0.00 0.00 0.00 = 0.00 0.00 0.00 («000 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) | 

~ WET CASH OUTLAY BEFORE TAXES 123,278.88 232,312.50 243,928.13 256,124.53 268,930.76 282,377.30 296,496.16 311,320.97 326,887.02 343,281.37 2, 684,887.62 | 

DEPRECIATION 152,024.81 = 0.00 0.00.00 0.00 0.00 0.00 0.00 0.00 0.00 © 152,024.81 | | 

TAXABLE OCCUPANCY COSTS ——-I7S,308.69 232,312.50 243,928.13 256,124.53 268,930.76 282,377.30 296,496.16 $11,320.97 326,887.02 343,231.37 2,836,912.43 

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, 745.85) 

3) NET OCCUPANCY COSTS AFTER TAXES 181,585.25 141,710.63 148,796.16 156,235.96 164,047.76 172,250.15 180,862.66 189,905.79 199,401.08 209,371.14 1,744, 166.59 7 

wo | oe | | | eS , ae a 

A | | | | | , | | | | ~



18-Hov-92 | OLN ye las a | © | Oe : | woe ee 

a. as OCCUPANCY STUDY Be | - 
= | wae - FOR | | | Bee 
7 | | ANCHOR: BANK ae | | 

_ | | ) | SCENARIO ONE - LON | , Eun ee ee 

5 : a STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP | | 7 . 

| | vo 3 : | 
| , 1993 1994 1995 199% (1997 1998 1999 2000 2001 2002 TOTAL | | | 

"y TATA TET Rete ttt ets eet ee oe ee ee een eee nee ene eee ee eee eee eee ees — . ; 

OCCUPANCY COSTS 7 : | : | | ee 
CASH OCCUPANCY COSTS | | De | 

5 OPERATING EXPENSES - ae | oe 
- MAINTENANCE | 34,094.15 0.00 - 0.00 —~ 0.00 0.00 0.00 0.00 0.00 0.00 0.00 34,094.15 | | | 

UTILITIES 10,532.43 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 10,532.43 | | 

“4 REAL ESTATE TAXES 75,289.21 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 75,289.21 
~ INSURANCE 5,390.70 0.00 0.00 0.00 0.00, 0.00 0.00 0.00 0.00 0.00 5,390.70 | 

7 TOTAL OPERATING EXPENSES 125,306.50 0.00 0.00 = 0.00 0.00 = 0.00 0.00 0.00 0.00 = 0.00125, 306.50 | 

TOTAL CASH OCCUPANCY COSTS 125,306.50 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 125,306.50 ee 

a INCOME : | | , | — | | | 
: 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) : 
X PARKING INCOME - EMPLOYEES (51,146.40) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (51,146.40) | | 

| TOTAL INCOME (157,507.28) - 0.00 0.00 = 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (157,507.28) 

-, | a | | | | Z | 
a NET CASH OUTLAY BEFORE TAXES (32,200.78) 0.00 0.00 0.00 0.00 0.00 0.00  — 0.00 0.00 0.00 (32,200.78) 

- DEPRECIATION | 64,558.09 0.00 0.00 0.00 0.00 0.00 0.00 ~~ 0.00  — 0.00 0.00 64,558.09 | 
- ee wim ww hee ed meee been mecca we re cw eee ene eben es ween dee mene e eee w eee eee en ace cc mew ee cee wane eee ew nee seca wee ween ecb e meee een eneeececas 

TAXABLE OCCUPANCY COSTS 32,357.31 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 32,357.31 | | 

_ TAX BENEFITS : (12,619.35) 0.00 0.00 0.00 0.00 0.00 0.00. 0.00 0.00 0.00 = (12,619.35) | | 

. NET OCCUPANCY COSTS AFTER TAXES 19,737.96 «0.00 s0.00——s«. 00 0.00 0.00 0.00 0.00 0.00 0.00 19,737.96 | 

2 | anaes 7 | . | | | | | | 

a | | | a | . os | 

}? a | Le 
| a : 7 a a |
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| 18-Nov-92 | | | | ee | - | | | | | are | 

| , ae oo OCCUPANCY STUDY oe | | | ; we 
ae a | FOR ar : - | 

, | | ANCHOR BANK | | 
| . oo | SCENARIO ONE - LOW . , | 

Fy , | | | STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING | | Dee 

) | ae | | | 

19931998 1995 199 «1997 1998 1999 = 2000,-s—(ts«i00Ess=“(is:=si2002S—=~CS*«ST2T AL 
am | | web nete sect ae nsen esa eedimenne sa tenecnrensa nesses es esnerscce tne selerenesawarewnensinedsensierennsnincancessucennosadsarkansdearsarecaccaseee ss | 

2. OCCUPANCY COSTS . | | | 7 | 
CASH OCCUPANCY COSTS - | | | | 

y OPERATING EXPENSES woe | | | | oe 
o 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 27,086.71 9.00 0.00 = 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,086.72 
ny REAL ESTATE TAXES 37,294.43 0.00 0.00 0.00  ~—0.00 0.00 0.00 0.00 0.00 0.00 37,294.43 
~ 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 a 

ry TOTAL OPERATING EXPENSES —»-92, 251.29 0.00 = 0.00—(itsiCt*«O 0.00 0.00 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 - | 

2 TOTAL CASH OCCUPANCY COSTS 117,251.29 0.00 0.00 = 0.00000 0.00 0.00 0.00 0.00 0.00 117,251.29 - 

9 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 | 

° TAXABLE OCCUPANCY COSTS -ss—i—«éA9, 881.72 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 =——si00—(tts« 0 0.00 0.00 = 0.0048, 586.87) | 
"9 eee ee eee eee ee een eee OT TERT aa ees arene ears . . ‘ 

~ NET OCCUPANCY COSTS AFTER TAXES 100,994.85 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 100,994.85 | 

oD | | | | a | | 

2 a | - (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. - oe an 

2 eae | | | Oo sg
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18-Nov-92 | me ee | oS a 
> wes | | | | og 

| os a | OCCUPANCY STUDY es | | 
7“ | | | - FOR a | 7 | | Cotes | 
“ | an oe ANCHOR BANK : | 

| - : SCENARIO ONE - LOW - 
“5 | | STATEMENT OF HET OCCUPANCY COSTS - MADISON NEWSPAPER LOT . 7 

| | 1993 1994 1995 1996 1997 1998 1999 2000 ~=—Ss«(2001 2002 “TOTAL 3 

) OCCUPANCY COSTS | | | | | Ce : | | | 
CASH OCCUPAKCY COSTS | : | | wi | 

“ OPERATING EXPENSES | a : | | 
~ 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 | 
“4 REAL ESTATE TAXES 24,512.76 0.00 0.00 0.00 0.000.000 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 | 

x 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 27,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61 | | 

3 INCOME | . a a | : | 
7 PARKING INCOME - EMPLOYEES (15,192.00) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 —-6.00 0.00 (15,192.00) | 

3 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) | . 

“y 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 | Oo 

DEPRECIATION | | 0.00 0.00 0.00. 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 
yO | | nnn ecc ene cec ec ee ttn tne nent ence ennn tenn nn enn enn ene nneennnnn nna nnnnenna saa nnnnnnaarnaenanenan ne nen ena ee tne rne tenes ene enone sac en esate tence | 

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 Oo 

*y 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) Shee 

NET OCCUPANCY COSTS AFTER TAXES 7,797.39 =—s(0.00 0.00 0.00 0.00 —§ 0,00 0.00 0.00 0.00 = 0.00 7,797.39 | | 
4 . | See ee ee a eee enna etna rss ena enaeen ones | , | 

2 / | | | | | | | . | | | 
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P 20-Nov-92 | | en | | : | | | oe 

Ns . | OCCUPANCY STUDY ee oe | | | — | | 
On) oe a FOR a | 
| | a ANCHOR BANK | Soe, - | 

03 SCENARIO ONE (SELL ALL PROPERTIES) | a | Ca | | Soe | 
| LOW ALTERNATIVE - WITH APPRECIATION | | | | | | 
| cd " | ! th 4 te | CUMULATIVE 1! PV OF ‘CUMULATIVE PY OF!! 
a 1 Moonen enna enennnnnee nnn en enn ===-QCCUPANCY COSTS---------2---2-2-2------2-=---= HOCCUPANCY COST 1} ! J} -HET-OCCUPANCY | HET 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 3} 
| YEAR ( OUTLAY =}! FACILITY AND RAMP NEWSPAPER LOT PROVIDENT — OCCUPANCY COSTS! BENEFITS {! PROCEEDS } ON SALE |! TAX BENEFITS | TAX BENEFITS !{ TAX BENEFITS | TAX BENEFITS |} 

fy we tencence eters eww nen en ran Hlenwenennncnnnee cneseceanmaeeee snenantaetenans sacacesecnersan saccncncann sens | eonecnenenssasa | famcnecacnewsalensersaccsase! lacuscuncouusens lacecenmmancatas | jacmonacuacceuas|auccaneacsane een || 
| 1993 «4,867,600 > N 91,078 12,783 117,251 221,112! (159,910)! ' 11 4,928,802 ' 4,928,802 $$ ~=—-4,928,802 ! = 4, 928,802 |! 
: 1994 | 4 377,139 232,313 N/A N/A 609,452 ! (279,205)!! (7,364,846)! 1,459,971 |! (5,574,628)! (645,827)!! (5,284,006)! (355,204)!! 
Of 1995 t t 395,293 243,928 Le NIA 639,221 | (293,041) 1! | bo 7: 346,180 | (299,646)! 311,026 | (44,178)!! 
| 1996 4 414,355 256,125 N/A N/A 670,480 ! (305,405)! ! | tt 365,075 | 65,428 |! 294,694 | 250,516 '! 
| 1997 | 430,760 $1 434,370 268,931 N/A N/A 703,301 ! (318,380)! ! tt 815,681 | 881,110 |! 624,106 | 874,622 |} 

fo 1998 t 496,812 282,377 N/A N/A 779,189 | (352,651)!! " 426,538} 1,307,648 |! 309,345 | 1,183,967 |! 
1999 wt 520,888 296,496 N/A N/A 817,384! (367,954)! | i 449,430! = 1,757,079 !! 308,955 | 1,492,922 |! 

| 2000 tl 7 546,167 311,321 N/A N/A 857,488 | (383,784)!) ' i 473,704! = 2,230,783 $$! = 308,665! 1,801,588 !! 
& 2001 it 572,710. 326 , 887 N/A N/A = s—(s«é8 99,97 | (400,396) !! : 11 499,201 | 2,729,984 Ht 308,321 | 2,109,909 |! 

2002 (551,360 1! 600,581 343,231 N/A N/A 943,812! (417,814) !! na | ‘1 -4077,358 | =—-3,807,342 |! 630,719 | 2,740,628 |! 
RESIDUAL VALUE ! i. | ) 11 (5,866,878)! 586,527 1! (5,280,350)! (1,473,008)!! (3,091,281)! (350,653)}! 

€} | poreeceen meee | lamer emsemeernnn Daten eee etme ee eect e seem enne semen ecreecee soctoncnoncnnes [ooesnen tare acon | [osceencnesars farcsasenecacn| [acnmencncnonnes | ZIEIESEIISIEIEE | proomennncen neon | SEETESESELE TET | 

| | | 5,849,720 1! 4,358,315 2,652,687 12,783 117,281 7,141,036 | (3,278,538){! (13,231,724)! 2,046,498 1} (1,473,008)! ty (350,653)! iM 
) prsrasrasssris]isrsrssrssssss22 isnssisssssies: SPieelasiegssse Sesessicsserzee ZEEIIGIIRISIILI|IISIIIILSTIsEIs | |SISIsssTIsas | sssssssssiss2 | plsssssszessz255) \issrgssssessszssl iH 

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

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

QO | | | | ee : | | | | a | | 

© | | | | | | | | | | | 

2 ee | | . | | | I | 
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20-Nov-92 | | oes — ees | | | | | | 

, | Shae occupancy STUDY . - | 0 ORs | 
) : oe | | FOR | | 

| | ANCHOR BANK : | | | | 

1 SCENARIO ONE (SELL ALL PROPERTIES) - Oo - a | a oo, 

LOW ALTERNATIVE - WITH DEPRECIATION | | | , | | | | . 

it | | 7 i 4 4 ; CUMULATIVE {{ PV OF {CUMULATIVE PV OF {| 
y . perc ratte terete reece rete ee  OCCUPANCY COSTS -- nnn -nn nena enn n nnn n eee eeeeene = OCCUPANCY COST 4 I Ty NET OCCUPANCY | NET OCCUPANCY {| NET OCCUPANCY | NET OCCUPANCY |} 

| CAPITAL 4} NEW  =—ss CAPITAL SQUARE MADISON | | TOTAL | INCOME TAX {; SALES | TAX ON GAIN |, COSTS NET OF | COSTS NET OF {; COSTS NET OF { COSTS NET OF 4; 

; | YEAR | OUTLAY {ty FACILITY. AND. RAMP NEWSPAPER LOT PROVIDENT | QCCUPANCY COSTS} BENEFITS  {} PROCEEDS ; ON SALE jj; TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS 4} 

| 1993 — i 4,867,600 ¢; N/A 91,078 12,783 117,251 224, M2 | | (159,910)}) hoe in 4,928,802 | 4,928,802 }; 4,928,802 ; 4,928,802 3} 

| | 1994 t a 377,139 232,313 N/A N/A 609,452 | (279,205)\}  (7,364,846)} 1,459,971 i (5,574,628); (645,827) 4, (5,284,006); (355,204) 1} 

) 1995 i | 395,293 243,928 N/A N/A 639,221 | (293,041) 1} t i 346,180 | = (299,646) 3} 311,026 } (44,178) 15 

1996 t | iW 414,355 256,125 N/A N/A — 670,480 | (305,405) 1} i" 365,075 | 65,428 4) 294,694 5 250,516 {) 

1997 430,760 3). 434,370 = 268,931 N/A N/A 703,301 } (318,380) ;} “| i 815,681 5 881,110 3} 624,106 | 874,622 1) 

) 1998. ' MW 496,812 282,377 N/A N/A 779,189 | = (352,651) 4; 4 i 426,538 | 1,507,648 i 309,345 | 1,183,967 }; 

1999 i Hn 520,888 296,496 | N/A N/A 817,384 5. (367,954) 15 ee aM 449,430 | 1,757,079 {4 308,955 | 1,492,922 |; 

2000 | ae 546,167 OL, 32h N/A N/A 857,488 | (383,784) 1 tT rp 473,704 | 2,230,783 |; 308,665 | 1,801,588 |} 

3 2001 i Hl 572,710 326, 887 N/A N/A 899,597 | (400,396) 5} ; i 499,201 5 2,129,984 i 308,321 ; 2,109,909 1) 

2002 551,360 {5 600,581 343,231 N/A N/A 943,812 | (417,814); } iy. £077,358 ¢ 3,807,342 1} 630,719 | 2,740,628 5} 

RESIDUAL VALUE | ie | } | | | - i | re (4,958,366); 232,208 §} (4,726,158)} (918,816) 4} (2,766,839); (26,212) 4} 

3 pTrm taste ssse | pte sese eee sn en seers ce en nn ese Sostetecaescnes eterqeccesssacs won nrccnntnn nee ponte nero rscn nce | fone nenac sane fonnnennnnnnae | ft aeenn ene nnncmne [SEZILETISEEE IIS] joensen cess eens | LETISSLSS TE IIIF | 

| : + 9,849,720 35 4,358,315 2,652,687 12,783 117,251 7,141,036 ' (3,278,538);; (12,323,211); 1,692,178 4; | (918,816); a tt (26,212); i 
| pRSSIILScIIis | PLLLIIIIIszLs2s BsssIgrisiii22 LsIiiigsiiiigs I2insiissisiii2 rsssiiigszssisajsrisszssiiiiic| pesissssrceas2 | ssigiiessies| pstssssis2s2z622) | Werssizizissszc2s} Hh 

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

y 2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.58. oo | — | | _ - 

3 wae Ee . | | oe 

3 | | | | | | | | | | cy ies os



| 20-Nov-92 oe. | | : : , 

| | Sgt: 2 LTR Eg EXHIBIT E | | oe | | 

: ane | eee , | OCCUPANCY STUDY a | Se a 

E rr | | | | : ~ ANCHOR BANK | | 

SCENARIO ONE (SELL ALL PROPERTIES) | | te . 

| HIGH ALTERNATIVE | | | 

‘ 1 i | | ut i | CUMULATIVE {} PV OF ‘CUMULATIVE PV OF!! 
Penn nneeeeeeneetenteteee OCCUPANCY COSTS=--22222222eene--eecceeeeeeenee/] OCCUPANCY COST ff '! HET OCCUPANCY ! HET OCCUPANCY !' NET OCCUPANCY } NET OCCUPANCY | 

| | CAPITAL 4) NEW CAPITAL SQUARE = = MADISON | TOTAL | ~—s INCOME TAX }} ° SALES =| TAX ON GAIN 4, = COSTS , COSTS NET OF {} COSTS NET OF | COSTS NET OF {; 

) YEAR yj OUTLAY =f; FACILITY AND RAMP = NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS} BENEFITS |; PROCEEDS { ON SALE 1! AFTER TAXES {| TAX BENEFITS {} TAX BENEFITS | TAX BENEFITS {j 

wecceec eee cenn | meee www ween elec e ence ec came me menses en ee cee eee see eens Cee nee een ents on eee ewe bane eee me wee cecee | bomen ewww e we lee e eee eee Hoe ee eee ee Pee ee ee ee Hen ne een ewe ee eee eee eee tl 

' i t nt b uw ' i" ' nt 

oy 1993 | 6,138,500 4, N/A 91,078 12,783 ~ 147,251 221,112} (159,910) 3) 4 i 6,199,702 | 6,199,702 35 6,199,702 | 6,199,702 43 

)y 1994 i 420,511 232,318 N/A N/A 652,823 (307,746) i (7,364,846) 1,459,971 i (5,559,798); 639,904 i (5,269,949); 929,753 44 

1995 440,834 == 243,928 , N/A N/A — 684,762 5 322,935 | 361,827 1,001,732 325, 084 1,254,838 }j 

| 1996. IM 462,173 256,125 i | ‘i 718,298 ! Se Tea r 382,110 1,383,842 i $25,410 | 1,580,248 i 

) 1997 nN 484,579 268,931 N/A N/A 753,510 ‘ (350,095) 35 i 403,415 | 1,787,257 4) 325,644 | 1,905,892 |; 

" 1998 1 844,530 4) 554,431 282,377 N/A N/A 836,809 } (388,570); t- tl 992,768 | 2,780,025 1} 759,601 | 2,665,493 }, | 

1999 i 581, 588 296,496 N/A N/A 877,884 | (405,054)}; 4 tH 472,830 | 3,252,855 5; 342,918 | 3,008,411 1} 

) 2000 f 609,692 311,321 N/A N/A 921,013 | (422,064)i; re 498,949 | 3,751,805 {5 342,996 | 3,351,407 45 

200k ys HW 639,412 326,887 | N/A N/A 966,299 | (439,915) 45 tr 526,384 | 4,278,189 31 342,991 | 3,694,398 fj 

; | 2002, 700,110 {} 670,617 343,231 n/a N/A 1,013,849 | (458,629) 1 Y MH 1,255,329 | 5,533,518 {5 775,328 | 4,469,726 54 

) RESIDUAL VALUE} i - | | 4 | ty (6,810,609) | 500,720 1; (6,309,889); = (776, 371)1) (3, 897,170)} 572,555 t1 
bee Mee eee ec cece cee ec ene ecn eee e penne ween ee eene cece meee nee e nee seme c emcee een been eee new eee eee Mle e ene e enn beeen eee ence ee Hoenn eee ee nrrrrrrrsririrs | beee- eee eee eee ee rrrrerrssscsiiss!! 

' 1 | wor mW 4 Vt pracsesceceeccnnyy prsesssassesecsen yy 

, 1 7,983,140 4) 4,863,638 2,652,687 (12,783 117,251 7,646,359 | (3,591,106)}; (14,175,455); 1,960,691 41 (776,371)} | i $72,555 | i 

) oo rriiimsiimiss|tsrscrssisisiisi sniiiiiiciisiic iiiiiiiisasisis snisisssisssies SEIDISSIISIGETS | sergrsesaasrsszs | | LTSTsssTss2c | sssssssssso2) |Ssssesessesssey Wesggscncgemssssy ut 

NOTES: 1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN. | a : 
) a 8s | wo | | | - | | : 

2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%. 7 

) 3. IF A BUILD AND TAX-FREE EXCHANGE CAN BE NEGOTIATED | ve | | 

a WHICH WOULD DEFER THE TIMING OF TAX PAYMENT OF CAPITAL GAINS TAX THEN THE PV OF NET | | 

. Of OCCUPANCY AFTER TAXES WOULD DECLINE 10 $(262,554) (A DIFFERENCE OF $835,109). | | . | | : | 

3 | | : be | | | S me | | 

) | | | — | we 

) | | | | i | | a | |



ie a ee Ee eelUelUmeelUmelUmellUCUmeelUCUcelCceellC eC ele Cl CUce Ce 

- 20-Nov-92 | | | _ | vee | | | | 

. ANCHOR BANK : ie | | coe a Soh vee ws oe | 
o BENEFITS FROM SALE OF PROPERTIES - 1/1/94 | | = | | | 

. : CAPITAL SQUARE. MADISON Oe a a | oO Oe es 
AND PARKING RAMP NEWSPAPER LOT PROVIDENT TOTAL | | 

. SALES PRICE | 6,760,000 550,000 685,000 7,995,000 | | | Oe | , 
- LESS: 3% SALES COSTS (202,800) (16, 500) (20,550) (239,850) oe 

LESS: ACCRUED REAL ESTATE TAX PAYMENT (325,407) (25,738) (39,159) (390,304) | - o | 

) SALES PROCEEDS | 6,231,793 507, 762 625,291 7,364,846 oe | | : | 

> ORIGINAL COST | 7,189,140 583,470 770,124 8,542,735 , | | oe | | 
LESS: ACCUMULATED | : | 7 | 

‘5 DEPRECIATION (AS OF 12/31/93) (4,050,157) 0 (480,943) (4,531,099) | - | 

7 BASIS oe 3,138,983 583, 470 289,182 4,011,635 | | | 

TAXABLE GAIN 3,418,217 (49,970) 375,268 = 3,743,515 | : 

2 a | | | | | | a | | | | 

ANCHOR BARK a | , | 
. BENEFITS FROM SALE OF PROPERTIES - 1/1/03 - | a : | | 
wd HIGH OPTION . | | | a 7 

- NEN | 7 oe fe | 
. FACILITY TOTAL | | | | oe , 
) | cinecenecbcdacens wacgeeepeeciese | | 8 

SALES PRICE | 7,383,140 7,383,140 | | | Se a | 

LESS: 3% SALES COSTS (22,494) (221,494) | | | 
2 LESS: ACCRUED REAL ESTATE TAX PAYMENT (351,037) (351,037) | - - | Eke | | 

; SALES PROCEEDS oo 6,810,609 6,810,609 : : oe 7 | . oe | 
- re | | sussr2acgssnestee rsrszirscicizi:. - | | | . | 

; ORIGINAL COST a 7,383,140 7,383,140 Cea Oo = | | / 
2 LESS: ACCUMULATED | | : | | os | | 

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

2) pasts 5,877,749 5,877,749 | oes oo | eS | 
| = Sannrerernenesees a | | : my - | . 

2) TAXABLE GAIN 1,283,897 1,283,897 | | 
oo oo SGEISigEgirsisics isssisisississs . a . . 

od | | |  F 

y : | | | | | 8 | aS



18-Nov-92 oe pS | | | ae oe | 7 eo 2 

| | co | | OCCUPANCY STUDY oO | | a 

| ot ; | | | = a | FOR | - 

: | | | | | ANCHOR BANK | - | se 
| “SCENARIO ONE - HIGH TE | | 

on, STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES 

| | | 1993 1994 1995 198 s«997 1998 «1999 2000 2001 2002 s«STOTAAL 

4 OCCUPANCY COSTS | | | | | | | ; | | oe . 
CASH OCCUPANCY COSTS ea | | | | | oe. | : : 

ty OPERATING EXPENSES | a | | | | Bn | oe 
* MAINTENANCE 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 | | 

UTILITIES | 231,577.83 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 1,203,896.17 | | 
ty REAL ESTATE TAXES 371,718.57 206,948.07 217,295.47 228,160.25 239,568.26 275,046.67 288,799.01 303,238.96 318,400.90 334,320.95 2,783,497. 11 
~ INSURANCE | 34,277.25 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 

RENT FOR DOWNTOWN 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 — 887,463.80 638,773.38 670,712.05 704,247.65 739,460.03 821,508.58 862,584.00 905,713.20 950,998.86 «998,548.81 8,180,010. 37 

as) 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 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 

eS) TOTAL CASH OCCUPANCY COSTS 947,463.80 652,823.38 684,762.05 718,297.65 753,510.03 836,808.58 877,884.00 921,013.20 966,298.86 © -1,013,848.81 8,372,710.37 : 

INCOME / | ) | | | | | 
7 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 INCONE-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) | 

7 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 221,112.00 652,823.38 684,762.05 718,297.65 753,510.03 836,808.58 877,884.00 921,013.20 966,298.86 :1,013,848.81 7,646,358.58 es 

DEPRECIATION = 248,913.33 150,319.00 157,326.00 157,772.00 158,219.00 174,825.00 176,016.00 «176,502.00 176,988.00 177,424.00 1,754,304.33 | a 

) ——TvaeLe occupancy costs 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 | 

yp TAX BENEFITS (1) (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) | | 

NET OCCUPANCY COSTS AFTER TAXES 310,115.45 495,396.35 519,153.21 539,881.99 561,634.21 623,063.48 648,846.00 675,451.27 703,371.99 732,643.41 5,809,557.37 | 
ey | | seen ERT obo tan oantaate wg ghge rn nrg tons nn nne ea OES PESSSSED see gy enna . 

(1)CALCULATED ON HET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES. — : | ee, . 
2 | | | Hee boys ee, | | | | 

Po cs | : . / es | |
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‘WHove92 | | a | | | : aS | 

, | | - | OCCUPANCY STUDY | a | _ | | 

: : | | ANCHOR BANK a | | | 
| | a SCENARIO ONE - HIGH | a | 

; | STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE eee 

| | 1993 1994195 1996 1997 1998 1999 2000200 2002 TOTAL | ee oo 
) ee ee ee ee ee Ree ee een meee Teena serene : 

OCCUPANCY COSTS - - | | ; a | a oo | 
CASH OCCUPANCY COSTS | ee | | | | ay 

; OPERATING EXPENSES a | | | “4 : 
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 25,918.97 187,261.31 | 

) 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 | 

> gorau east occupancy cosrs 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 — | — 
4 : . . | . . / | . 

: 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 

; 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 0.00 570,829.88 598,159.92 619,945.12 642,798.28 729,256.28 757,403.84 786,194.24 816,399.85 848,041.44 6,369,028.85 | 5 a 2 ) a } | 7 | 

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) eh | 

}y 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 - | 

} _ CAJCALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. | | | | | 

J | CoS | |
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18-Nov-92 : | a | | | oe , | . | oe | : 

, | | cae OCCUPANCY STUDY ae | | | 

| | ANCHOR BANK | | ces 
| | | | SCENARIO ONE ~ HIGH a 

7 : | STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING : | | 

| | | 4993 1994 1995 1996. 1997 1998 1999 2000 2001 2002 =sTOTAL | | 
5 : | anne nee eee eee eee eee eee en eee eee ee ee ee eee ee ee eee 

——QecUPANCY costs. , oes | : a 
CASH OCCUPANCY COSTS | | | | | | | | 

) OPERATING EXPENSES re | : Cee | a | 
HAINTENANCE 188,889.75 0.00 0.00 0.00 = 000i 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 

3 REAL ESTATE TAXES 234,622.17 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 DOWNTOHN 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 

> ovat opeRaTine 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 «343,231.37 3,203,540.13 | 

y 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 == 0.00000 0.00 «0.00 -~—- 35,000.00 | 

5 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 | mo | A | | | . | —— 

‘ NET RENTAL INCOME (553,652.52) Th 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 casi 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 

5 DEPRECIATION 182,028.81 = 0.0000 0.00 = 0.00 0.00 0.00 0.00 0.00 152,024.81 

TAXABLE OCCUPANCY COSTS 275,303.69 232,312.50 243,928.13 256,124.53 268,930.76 282,377.30 296,496.16 311,320.97 326,887.02 343,231.37 2,836,912.42 

TAK BENEFITS (1) (93,718.44) (90,601.88) (95,131.97) (99,888.57) (104,883.00) (110,127.15) (115,683.50) (121,415.18) (127,485.94) (133,860.23)(1,092,745.84) 

3) NET OCCUPANCY COSTS AFTER TAXES 181,585.25 141,710.63 148,796.16 156,235.96 164,047.76 172,250.15 180,862.66 189,908.79 199,401.08 209,371.18 1,744,166.57 | 

_ a : | | - | coe



18-Nov-92, | | | ms | | | - ae i np ER o | | 

| | | 2 | os OCCUPANCY STUDY | | | Se 
7 mo . a | FOR | | | | 
° | ee ; | : ANCHOR BANK | | ae ae 

| . oy Se SCENARIO ONE - HIGH | | 
ey | | STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP | | nes | 

3 oo oy oe sags OO 
| . | 19931994 1995 19961997 1998 1999 20002001 2002 TOTAL Ores 

3 OCCUPANCY COSTS | | | we a | | 7 - | 
CASH OCCUPANCY COSTS. | Ao | : OF | 

"y OPERATING EXPENSES / , : . | — | 7 | 
. MAINTENANCE 34,094.15 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 34,094.15 

UTILITIES 10,532.43 (0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00  — 10;532.43 | | 
ry REAL ESTATE TAXES 75,289.21 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 75,289.21 
” INSURANCE | $390.70 0.00  =—-:0,00 0.00 0.00 0.00 0.00 = 0.00 0.00 0.00 5,390.70 

*)  _ TOTAL OPERATING EXPENSES | 125,306.50 0.00 0.00 0.00 0.00 0.00 = 0.00 0.00 0.00 0.00 125,306.50 

TOTAL CASH OCCUPANCY COSTS 125,306.50 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00. 125,306.50 | 

- INCOME | | | | Ba no | a : 
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) 

7 PARKING INCOME - EMPLOYEES (51,146.40) 0.00 0.00 0.00 0.00 = 0.00 0.00 = 0.00 0.00 0.00 (51,146.40) 

TOTAL INCOME (157,507.28) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (157,507.28) | | | 

NET CASH OUTLAY BEFORE TAXES (32,200.78) 0.00 0.00. 0.00 = 0.00 0.00 0.00 0.00» 0.00 0.00 (32,200.78) . 

% DEPRECIATION 64,558.09 0.00 0.00 = 0.00 0.00 0.002 0.00 000 000 0.00 64,558.09 | 

4 TAXABLE OCCUPANCY COSTS 32,357.31 0.00 = 0.00 0.00 0.00 0.00 0.00 0.00 = 0.00 0.00 32,357.31 | | 

” TAX BENEFITS (12,619.35) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (12,619.35) | 

4 NET OCCUPANCY COSTS AFTER TAXES 19,737.96 0.00 0.00 == 0.00 0.00 0.00 0.00 0.00 0.00 0.00 19,737.96 — a | 

Sy | , ce - : , | a 

QO : | | Be | | | | Oo : Oo
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18-Nov-92 = ee a woe eee | | eS i: | a | 

| Pe | | OCCUPANCY STUDY | | | oS ones | 
. | | | | | | FOR . | ve | | | | 

| | | a : os ANCHOR BANK - | 
| — SCENARIO ONE - HIGH | | os 

a | | . STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING | | | 

| | 1993 1994 1995 1996 1997 1998 1999 2000 «= tité«( 2002 ~=—Ss«*STOOTAAL 
5 : ee eee eee eee eee eee eee eee eee eee ee eee eee ee eee eee eee . 

OCCUPANCY COSTS | | ees | | | | | 
CASH OCCUPANCY COSTS ' | 

) OPERATING EXPENSES | | | oe | | | 
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 a 
UTILITIES 27,086.71 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00. 27,086.71 

, REAL ESTATE TAXES 37,294.43 0.00 0.00 0.00 0.00 0.00 0.00 0.00. 0.00 0.00 37,294.43 
, 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 

) TOTAL OPERATING EXPENSES 92,251.29 0.00 0.00 0.00 0.00. 0.00 0.00 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 | : | 

, 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 | ' 

j 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 | . 
5 | . . : , - . . , : ’ ° , . . 

’ 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 | | ; 

; 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) | 
} Weeseonsononsccssrrninnranresacinrarenerencncssersensenuerensngronorssr Parcereransennecrececwensceenrenmeccnscerenscoeconaguaccraeessns serene 

NET OCCUPANCY COSTS AFTER TAXES 100,994.85 0.00» 0.00 0.00 0.00 0.00 0.00 0.00 ~— 0.00 0.00 100,994.85 

y | | | | , | 
-—— (A)CALCULATED OH NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. a | | | 

| | | | | a |



BNO. wi Mag RE | | ae | | on 

| | oe o ) OCCUPANCY STUDY | 7 Sone oh 7 

: Bo TE | - ANCHOR BANK | | a | : 
| oO : SCENARIO ONE - HIGH — | | oe! | | veg 

' | | STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT | | | —— 

d | | | | | 7 we | | a 

| | 1993 1998 19951996 19971998 «1999 2000 2001 2002 TOTAL | 
XY . ed see ee cee ee cc eee eee eee eee eee eee eee eee eee eee eee | | 

OCCUPANCY COSTS | re : oo - 
CASH OCCUPANCY COSTS | | | | 

‘y OPERATING EXPENSES | | | | ede | : Pe 
oo 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 
4 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 
o 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 | 

5 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 ©—»s27,974..61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61 

) INCOME a , | | | , 
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) 

9 eee ee eee eee eee ee ee eee eee eee eee ee eee ee ee eee eee eee eee eee eee eee ee 

TOTAL INCONE (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 | | 
3 : capt rerre rte seenrcensmcaetenecdtnnsemareccsanccnenwmnns cer aseceeasecressatereancraemereteenn conan ns snorewnesctnereennanmemensooenassonresrr esse ; , . 

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 7,797.39 =s(0.00—(tst«iiC0 0.00 0.00 0.00 0.00 0.00 0.00 = 0.00 7,797.39 | : CO 
3 | | : PRRSPESISI CFTR SSRASIE IOUS EIRIEC EE PPPSRISREER ESSE RSD OAT PESIARRSEDAPEESESAESEENGD stops estes tng onnegmee . 

d ; | on | - a | 

3 | | | | | | | | 

| . ° : . . : . : oe : ON 

_ | ee a | | | oS



Jo. | } 7 : | | - | eS oe 
| | | : | . | | | | Re | a 

/ 20-Nov-92 | | | | | Oo | | | | 

| i | | OCCUPANCY STUDY | - —— | | | | | 
of , a FOR | | : | | 

| a | | oe ANCHOR BANK . | | | | | 
| SCENARIO ONE (SELL ALL PROPERTIES) | | ee ms 

| “y HIGH ALTERNATIVE - WITH DEPRECIATION | . ee | : | | = 
pe ' ' | | | : | i. ! i! | CUMULATIVE {1} PV OF | {CUMULATIVE PY OF}} 

! Who e nee cn ene e ene nen eee n == OCCUPANCY COSTS----neceen nnn n nner ee eneeeeee-/ OCCUPANCY COST 1! TT NET OCCUPANCY | NET OCCUPANCY |; NET OCCUPANCY { NET OCCUPANCY 1) 
73 : ' CAPITAL =! NEW CAPITAL SQUARE MADISON | TOTAL, | “INCOME TAX {|} SALES =| TAX ON GAIN |; COSTS «| COSTS NET OF {| COSTS NET OF | COSTS NET OF 1} 

| YEAR ' OUTLAY =o}! FACILITY AND RAMP HENSPAPER LOT — PROVIDENT | OCCUPANCY COSTS! BENEFITS |! PROCEEDS | ON SALE |} AFTER TAXES | TAX BENEFITS {| TAX BENEFITS | TAX BENEFITS 1) 
eee ee wee en bec wwe we cee eee cee eek bce wc wee cee Rowe eet knw ae wee newenuecawcn weuawcacwwnnuwns lamcccnwcwwoc wun occ cee wee bee eee I bec cece cece bel ce wen we ww ween | hee ec eee Pon ee eee ll 

t ii : . . . ‘ it i 4 ' ti ' t.4 

“%y 1993 1 6,138,500 !! N/A 91,078 12,783 117,251 221,112} = (159, 910) 4) dt 6,199,702} 6,199,702}; 6,199,702 | 6,199,702 |! 
| 1994 ! | 11 420,511 232,313 N/A N/A 652,824 | (307,746)'! (7,364,846)! 1,459,971 '! = (5,559,797)! 639,905 |! (5,269,948)! 929,754 |! 

. 1995 | i 440,834 243,928 | N/A N/A sti“‘«é‘i BAYS GZ | (322,935PN i 361,827 | 1,001,732 }} 325,084 | 1,254,638 i! 
"y 1996 ot 462,173 256,125 N/A N/A 718,298 ! (336,188) 1! ! ooo 382,110 | 1,383,842 1 325,411! 1,580,248 |! 

| 1997 ! i 484,579 268,931 N/A N/A 753,510 | (350,095)hf Me 403,415! 1,787,257 |! 325,644 | 1,905,892 |! 
1998 1 544,530 $$ 554,431 282,377 NIA | N/A 836,808 | (388,570)i¢ ; tt 992,768 | 2,780,025 |! 759,600 | 2,665,493 |! 

") 1999 ! it 581, 388 296,496 | N/A N/A 877,884 | (405,054) 1! vee 7 472,830 | 3,252,855 |! 342,918 | 3,008,411 {3 
2000 ! i. 609,692 311,321 N/A N/A 921, 013 | (422,064)!! Ve HF 498,949! 3,751,804 |! 342,996 | 3,351,407 |! 

. 2001 oo tt 639,412 326,887 N/A N/A 966,299 | (439,915) it ti 526,384! 4,278,188 1! 342,991 | 3,694,398 |! 
a 2002 =| ~—s 700, 110 11 670,617 343,231 N/A N/A 1,013,848 | (458,629); = sw 7 it 1,255,329 | 5,533,517 |! 775,327 | 4,469,725 |! 
| RESIDUAL VALUE ! - | | it (6,257,334)! 284,942 '! = (5,972,391)! ss (438,874)! (3,688,722)! 781,003 |! 

bn cee ee eee Poco ce cece emcee cece meee cn mene nc we ccc cen emeccuccecwennd ce cccecwewencnn bnwwecmnweneen we Penn mewe ween ww bec ce www eww swe ole ec be ewe wwe ewww ewww boc een bee coe ree eceeceel 
: ' it { . 4 t ha prrrerreecreneorn it pre rrrcesennenwwnris 

>) aa | 7,383,140 $1 4,863,637 2,652,687 12,783 117,251 7,646,358 |  (3,592,106))! (13,622,179)} 1,744,913 Hf (438,874)! i 781,003 ! i 
prssssssssrssr]bssssssssassisss srsissssisiss2s ississsssssss2s srssresssesssr5 siiaiisisisiiiitsssssrississssat | ssssacacciscs]ssssssssssec]| | sssssssszssszss} . jprsssssSleressssy " 

£8 | NOTES: 1. RESIDUAL VALUE = ORIGINAL COST LESS TAXES ON GAIN. oe : | | 

| 2. PRESENT VALUE CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%. | | - ne 
2 et oe | | | 

| | . 
: : / : 

5 | | | | : | | — | | : cues 
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20-Nov-92 EOS oe . | : oo ae | : : | 

a | ——— gecupaNcy sTuDY | yg Se 7 | . 
- a | | | FOR © | | | 

| ' ANCHOR BANK vo | | oe 

| SCENARIO ONE (SELL ALL PROPERTIES) | | | | | , | | | | 

7) HIGH ALTERNATIVE - WITH APPRECIATION | ° | | | | | we | | 
' | MW : | in 4 1 ; CUMULATIVE |, = PV OF ;CUMULATIVE PY OF}; 

- | bona anna nen nna mewn enn een enmnnee = ICCUPANCY COSTS-------ennnner nn een erent ese nee / OCCUPANCY COST fj | 4 4 NET OCCUPANCY | NET OCCUPANCY |; NET OCCUPANCY | NET OCCUPANCY |, 

Y | ; CAPITAL = 44 NEW CAPITAL SQUARE MADISON se TOTAL 1 INCOME TAX = {4 SALES | TAX ON GAIN |; COSTS | COSTS NET OF j; COSTS NET OF | COSTS NET OF jt 

YEAR + OUTLAY iy FACILITY AND RAMP = NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS! BENEFITS |! PROCEEDS | ON SALE {} AFTER TAXES ; TAX BENEFITS |; TAX BENEFITS | TAX BENEFITS (1, 
coe e ete cen lecececwecccce! Docc c cen ececcen eumemenceccaune ceceeecccece enn cence cement ee women eee c cen en bac wn eee c ween bee w ee eee ewe bee eee eee Hone een eee ee Pen ee eee eee | bene ee ee een Fee eee eee ee lt 

en mm " | : ‘ me i mee : vt \ i 

yO 1993 + 6,138,500 |; N/A 91,078 12,783 117,251 221,112 | (159,910)55 feos i 6,199,702 | 6,199,702 3} 6,199,702 | 6,199,702 3; 

1994 to ip 420,542 232,318 N/A N/AD 652,824 } (307, 746)1} (7,364,846); 1,459,971 tf (5,559,797); 639,905 3} (5,269,948); 929,754 4; 

| 1995. } i 440,834 243,928 N/A N/A 684,762 | (322,935) i; ty O6L, 827 | 1,001,732 1) 325,084; —-:1, 254,838 4; | 

j 1996 i 462,173 256,125 N/A N/A. 718,298 | (336,188) }) a i 382,110 | 1,383,842 {1 325,441 | 1,580,248 5 

1997 i 484,579 268,931 | N/A N/A 753,510 | (350,095) t i 403,415; 1,787,257 i 325,644 | 1,905,892 |; 

(1998 544,530 |1 554,431 282,377 N/A N/A 836,808 | (388,570)}; ' iy 992,768 | 2,780,025 t; 759,600 | 2,665,493 3) 

3 1999! i 581,388 296,496 N/A lA 877,884! (405,054)! be ut 472,830 | 3,252,855 |! 342,918 | 3,008,411 !! 
2000 i 609,692 $11,321 N/A N/A 921,013 | (422,064) 1} ; MH 498,949 | 3,751,804 |} $42,996 | 3,351,407 15 

: 2001} i 639,412 326,887 | N/A : N/A 966,299 ; (439,915) 31 : i i 526,384 | 4,278,188 {5 342,991 | 3,694,398 ¢; 

“y 2002 700,110 1; 670,617 343,231 N/A N/A 1,013,848 | (458,629) }; M 1,255,329 | 5,533,517 4) 778,327 | 4,469,725 5) 

RESIDUAL VALUE } Hi | : , te (7,403,999) } 732,142 {} — (6,671,857)} = (1,138,340)}) (4,120,732); 348,993 1} 
bo ec Mee cc cee m cece eee suenecccuccecne waceccueceucece camnccncecnnnne came ec ce nee cone bocce cen enc ce ewe! beeen eee ee bene eee w eee ee Hone ee eee eens Ferre rcrrercere been eee eee eee ee reersersersssss!! 

. | ‘ rr | 1 : i 4 vt prosmrececaencsnn yy pooresecccernronne yy 

2 | 1 7,883,140 34 4,863,637 2,652,687 © 12,783 117,251 7,646,358 } (3,591,106) ) | (14,768,845); 2,192,113 4; (1,138,340); it 348,993 | i 
. lsnisirasiisss|lsnsssssscssssis isnisisissisiis siisnsiiiciiciz iigisissisicss: REE TESIESIESIa|IEiissstsssses2| jrscsesssgsesspssessecoecceey ysstessessTss Tes Wisszrszsissssssst . i 

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

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

“} 
oe 
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20-Nov-92 | ee | | | , | | a Ses 

fone o ae EXHIBIT Fo | : | eR ae 

- Se | | | OCCUPANCY STUDY / o | | | | 

7 | - | | FOR | : | | ee 

es cee | | me ANCHOR BANK | | : a | EE 

“+ SCENARTO TWO (KEEP ALL DOWNTOWN HOLOINGS) Oe | | eS a ee ae 

. | a | Ho PoE Ab | CUMULATIVE |!  PV.OF {CUMULATIVE PV OF!! 
os tannenseenenncceecennnscossss*=QCCUPANCY COSTS=------2222222222zeeesconss==== OCCUPANCY COST |} to INET OCCUPANCY INET OCCUPANCY |! NET OCCUPANCY ! NET OCCUPANCY || 

| | NEW CAPITAL SQUARE MADISON TOTAL | INCOME TAX !! SALES} TAX ON GAIN 1! COSTS HET OF | COSTS NET OF {1 COSTS NET OF { COSTS NET OF jj 
YEAR | FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS! BENEFITS |! PROCEEDS | FROM SALE | TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS ; TAX BENEFITS 1, 

ty coe dee we eww cc e lemn cc ee nee ec enn eemc emcee manne senesewneseesen eenseccdoenannn 8 ween Vee ewe ecw ccc en  locmw ene nwcwewen bec we cece eee ee eee eee eee eee eee eee eee ee eee | lon ne eee eee beeen eee nee e eee! 

ee ’ 4 tt i, Ht i tt an | 1 

1993 N/A 91,078 12,783 117,251 221,112! (159,910) 1! Po ; 61,202 | 61,202 1! 61,202 | 61,202 |! | 
1994 N/A 85,141 13,422 100,864 199,426 | (165,039)! of Ot 34,388 | 95,590 |! 32,595! 93,797 th 

= 1995 | H/A 91,468 14,093 105,707 241,268 | = (166, 401) | 1 44,867 | 140,456 1! 40,310 | 134,108 1) 
1996 | N/A 99,855 14,797 - (110,792 225,445 | (168,143) 1! i 57,302 | 197,758 |! 48,799 | 182,907 |! 
1997 | n/a 166,178 = «18,537 116, 132 297,848 | (186,196)! 1 111,652} 309,410 1 90,128 | 273,034 |! 

g 1998 | K/A 190,851 16,314 121,739 328,904 | = (208, 451) 11 r 120,453 429,863 11 92,163 | $65,197 11 | 
199 | N/A (199,275 17, 130 127,626 344,030 | (214,690)! 129,340! 589,204 1 93,804 | 459,000 |! 

| 2000 n/a (208,120 17,986 133,807 359,913 | (221,211) 1! ' 138,702! «697,906 1! 95,349 $554,349 | 
O 2001 N/A 217,407 18,886 ©—-»:140,297 «376,590 | (227,900) 3 toy ih 448,690 | B46, 596.1 96,886 | 651,236 |! 

2002 N/A 325,538 19,830 147,112 492,480 | (263,532)1) | 1H -998,948 | 1,075,544 |! 141,405 $ 792, 641 fi 
RESIDUAL VALUE | N/A : | '! (7,149,660)! 2,173,929 $$ (4,975,731)! (3,900,187)}! (3,073,156); (2,280,515)1) | 

£5 Vac necnnnnnennne seen een em een ens canner te rnsaene soceenccnen cen wanna ncn cw een en lone en cen c ee ene Leen nnn e een en ne Lene n nen en nn ene leew een enennenee EE SEZETIEIEEZEE | fooceen sence res | SES SES SETS ETI EEG | 

0 1,674,911 160,778 «1,221,327 «3,057,016 | (1,981,472)!! (7,149,660)! 2,173,929 1} (3,900,187) 1! (2,280,515)! 1 
4 FES 25355225725 SiSissisisssces SasSieresnciate sorsrssrscsssss EEEEIIIISEs2sisfsssssisssiiiss2) plsssssssssss222 sozszrstsistris{tssscrssissetsss} Veosgrrsissrzsss| ih 

9 NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES, | | oo 

| 2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.58. | | | | | 
€) | a | or Oe | | Co | | 

a | | / a | | a | | | | 

oC a | a - | - - 

on | | oa | | 8



mimhH Hm meh me Ee He He Hee ee Ee Ee Ue OC 

20-Nov-92 | : oo va ne | — | 

ANCHOR BANK a | = - | a - ae ane | 

BENEFITS FROM SALE OF PROPERTIES - 1/1/03 | | | . a a : . : 

| | CAPITAL SQUARE «MADISON »=—-—=PROVIDENT | | a | — oa - 

: | AND PARKING RAMP NEWSPAPER LOT © BUILDING TOTAL | | | | cy 

"SALES PRICE 6,760,000 550,000 685,000 ~=—=7,995,000 | | | . | oo 

} LESS: 3% SALES COSTS (202,800) (16,500) (20,550) (239,890) | | | | ~ 

LESS: ACCRUED REAL ESTATE TAX PAYMENT (504,813) (39,929) (60,749) (605,490) | | | ee : | | 

) SALES PROCEEDS. 6,052,387 493,571 603,701 = 7,149,660 | een a | | | | 

} ORIGINAL COST 7,440, 515 583,470 «806,124 = B, 830,110 | oo, oe ke 

LESS: ACCUMULATED oe | _ oa | | | oe mS | 

DEPRECIATION (AS OF 12/31/02) (6,036,959) 0 (612,177) (6,649,136) seg ly | | | | 
y- wecceen ec neenen cence eeeeeeenen seseeceeenetee ceecececenenene | | | | 

BASIS 1,403,556 583,470 193,947 2,180,974 oe | 

TAXABLE GAT 81838, 644 (49,970) 470,503 «5,574,176 | 

| } — He | | 

yO es a | rr | | oS a | |



 aenmimeimaeimeimeenem ee Ee Ee ee mm Ee h6UcES CE 

18-Nov-92 a | os | pe os | SS | : / 

ee oo | | OCCUPANCY STUDY 7 eg 

| | | | | ANCHOR BANK oe | oe 
| | SCEKARTO THO | | | Bone - 

; | | aoe STATEMENT OF HET OCCUPANCY COSTS ~ ALL FACILITIES . a | 

| | 1993 1994 1995 1996 1997 19981999 2000 2001 «= s«2002 TOTAL 

“ gecupancy costs | | ete a : Cen gse | : 
CASH OCCUPANCY COSTS a | , | | nes | 

‘ OPERATING EXPENSES | | | | | oe : | 7 
; 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 031,577.83 243,156.72 255,314.55 268,080.28 281,484.29 295,558.51 310,336.43 325,853.26 342,145.92 359,253.21 2,912,761.00 
‘5 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 48,251.53 50,643.11 $3,175.27 431,135.57 

5 TOTAL OPERATING EXPENSES 887,463.80 931,836.99 978,428.84 1,027,350.28 1,078,717.80 1,132,653.69 1,169,286.37 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 «(00 0.00 25,000.00 $0,000.00 
>) _ 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 26,375.00 297,375.00 

| TOTAL CASH OCCUPANCY COSTS 947,463.80 958,211.99 1,004,803.8¢ 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 

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) (130,580.43) (137,109.45) (143,964.92) (137, 783.04)(1,247, 162.41) Oo 
* PARKING INCOME-EMPLOYEES (66,338.40) (69,655.32) (73,138.09) (76,794.99) (83,712.40) (91,775.88) (96,364.67) (101,182.90) (106,242.05) (118,428.09) (883,632.78) 

+) TOTAL INCOME (726,351.80) (758,785.57) (793,535.84) (828,280.25) (832,244.99) (830,124.91) (871,681.15) (915,212.71) (960,973.35) (935, 642..32)(B, 452,782.88) | | 

WET CASH OUTLAY BEFORE TAXES «221,142.00 199,426.42 211,268.01 225,445.04 297,847.81 328,903.78 «344,030.22 «359,912.98 376,589.88 492,480.31 3,057,016.44 

? DEPRECIATION = 948,913.33 250,124.60 241,777.47 232,066.66 280,951.69 231,960.88 «252,831.53 233,668.59 234,143.57 254,618.31 2,371,056.63 vite | 

) _TANABLE OCCUPANCY costs 470,025.33 449,551.02 453,045.48 457,511.70 $28,799.50 560,864.66 576,861.75 593,581.57 610,733.45 727,098.62 §,428,073.07 aera 

TAX BENEFITS (1) (159,909.88) (165,036.65) (166,401.49) (168,143.31) (186,195.55) (208,450.97) (214,689.83) (221,210.56) (227,899.79) (263,532.21)(1, 981,472.25) | | 

> NEF OCCUPANCY COSTS AFTER TAXES 310,115.45 284,512.37 286,643.99 289,368.39 342,605.94 352,413.69 362,171.92 372,371.01 382,833.65 463,566.41 3,446,600.82. | 

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

| | ee
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le-Nov-92 | oo ee - ie | ae | EL 

| a . a . OCCUPANCY STUDY | oe moe 

7 a | | ANCHOR BANK - ce | | | | 

| a | SCENARIO TWO | : | Ae oe . 
os - | : a STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING = | | | 

mt 7 | : ee 2 | | 

| | 1993. 19941995 1996 1997 1998 1999 2000 200 2002 «=—S—s«STOTAL 
ey . | nate nee e erent nnn nee e rect etre tenn nnn ent c enn tensenne cn ecne nacre nena asec canananaranmasaanacaesanaceccasanauanccescns cesses sees eee e seo eee eS CSS SSS SESS SSCS SSS SST TS . 

7 OCCUPANCY COSTS - a | rn | . | i 
“CASH OCCUPANCY COSTS | | | | Pope | , | | 

“y OPERATING EXPENSES a | | | | | | | | | . 

. 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 «279,076.19 293,030.00 2,375,854.98 | 
“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 | 

ry 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 32,779.81 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 = $0,000.00 
£) 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 | 

o INCOME | 7 . | | | 
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) | 

> oTaL 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) 

~) 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 «248,716.59 260,033.67 363,790.10 2,038, 531.50 oe | 

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 | 

a TAXABLE OCCUPANCY COSTS 275,303.69 270,657.07 279,158.28 288,190.20 355,032.88 384,194.53 395,203.11 406,691.34 418,718.95 $23,185.66 3,596,335.71 | 

~y TX 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) 

NET OCCUPANCY COSTS AFTER TAXES 181,585.25 173,827.06 179,012.80 184,522.27 235,046.31 243,084.92 249,800.15 256,807.97 264,144.81 337,619.50 2,305,451.03 | | | 
£9 - Bee Te ee a eee ee ee RT es gt au neh ee es | | 

cy _(IJOALCULATED OW NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES. , a | ee 

ol | | | : | eens rey 
a iS



18-Nov-92 “ | Oo " | as | ‘: | ; | / Bee | 
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| . | : | OCCUPANCY STUDY ee ee 

. | | . ANCHOR BANK Le oe | 

| | | SCENARIO TWO | | | - 
oy | | STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP | oo 

oe | | 1993 1994 1995 1996 = s997 «1998 1999 2000 = 2008. = 2002 TOTAL | . 

“5 weneenr sn etbes cancer cee stenn tate ncn swan newer ee ns tenet re ee ee en eee ee nae 

~ OCCUPANCY COSTS | | CLE ee | | OSes aera 7 | | 
| CASH OCCUPANCY COSTS | a fo . = | 

7 OPERATING EXPENSES po , | 7 | | | | oo | | 

~ 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 | $0,532.43 12,059.06 11,612.01 12,192.62 12,802.24 13,442.35 14,114.47 14,820.19 15,561.20 16,339.26 = 132,475.83 
| "y 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 B, 362.75 67,803.65 

ry 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 7 | 

TOTAL CASH OCCUPANCY COSTS 125,306.50 131,571.82 138,150.41 145,057.93 152,320.83 159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64 | 

| » INCOME | | | | oe : | . | ce | 

| PARKING INCOME - 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) | 
By PARKING INCOME ~ EMPLOYEES (51,146.40) (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) (692,549.44) | oO 

| Feet en eee eee eee eee eee eee eee : 

| TOTAL INCOME (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) 

NET CASH OUTLAY BEFORE TAXES | (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) 

| “y 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 | : 
| “ . : or netnenetenndnc sere etree te ene eee ee ne ee ee ee ee eee eee ret 

| TAXABLE OCCUPANCY COSTS 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 26,506.24 281,960.70 

4 TAX BENEFITS (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) es 

| 7 NET OCCUPANCY COSTS AFTER TAXES 19,737.96 19,496.06 18,603.33 18,643.29 18,759.80 16,918.68 15,795.59 14,616.35 13,378.15 16,046.81 171,996.02 Mee 
! | BESERESIARSHITADEDIARESISESSASETSERESDSER

T hows g os ens setaetg sini neslo man oyu gan ; | . 

poo oo | | a | | | S oe 
ad | | | | a - | oO 

| | | - me | | |



| 18-Nov-92 ee | | : 7 | | ae 

| - | . | aac OCCUPANCY STUDY | | | | | 

| | nae | FOR | ee 
- po , | ANCHOR BANK a | | | | 

| | a SCENARIO THO | | 
_ | a STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING | 

5 ce | “ion | 7 , | | 

— , | : A So 
1993 «1994 1995 1996 1997 1998 1999 2000 = 2001 2002 TOTAL 

| j ee ee eee ene eee ee eee eee eee ee eee / 

OCCUPANCY COSTS | | 4 | | | : 
CASH OCCUPANCY COSTS | ; | an | | 

44 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 37,251.88 39,093.47 3.16, 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 | 
yg 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 3,757.17 3,945.03 4,142.28 33,584.86 | 

oy 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 | 

) —-yoraL 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 | 

WET 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 
| ve , . | . : , a 

_ 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 a 

4 TAXABLE OCCUPANCY COSTS -—-—=—=S—«L49, 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) | 
| ‘ a wanna ne nen nena nena nec scan renner nnn rnc ne senen neta es enennnecnatanennrssasantaneasanansnc

acascncanancnsatanancscscsossass sas as aces e eases cones ans : 

) NET OCCUPANCY COSTS AFTER TAXES 100,994.85 83,001.99 80,431.23. 77,176.36 79,320.05 82,458.42 86,126.92 89,974.97 93,790.39 97,803.78 871,078.97 

5 | | = : oe a : 7 | 

——--(AJCALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. | | | | a eos a 

oD | fe fe | a : | 

| | | a Co 

| | | 
| | | | | | | | | :
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18-Nov-92 oo ee a / : : - | | Oo | ee 

| a | es —gecupaNcY STUDY : ) | | 
7 - S | | | | “ oe FOR | - ae : 

| Ls a | “ANCHOR BANK | | 
oe Oe SCENARIO. THO | | | 

* . oa STATEMENT OF HET OCCUPANCY COSTS - MADISON NEWSPAPER LOT | | 

Y / ee! : | | / ; , | 

| a 1993 1994 1995 1996 1997 1998 1999 2000 «= 00-s—(tsSs«é 0 TOTAL 
") occupancy costs | soon erence nee eee eee ee ene 7 TIPUATRISTET Deyn ge gst epee | | 

CASH OCCUPANCY COSTS | | oe Ee | oa | an | 
OPERATING EXPENSES A | | es | | 

2 MAINTENANCE 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 
J INSURANCE 1,755.60 1,843.38 1,935.55 2,032.33 2,133.94 2,240.64 «2,352.67 2,470.31 2,593.82 2,723.51 22,081.75 

5 TOTAL OPERATING 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 

TOTAL CASH OCCUPANCY COSTS 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 : a 

5 INCOME | . | : | a aS . oe : | 
PARKING 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 INCOME (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) . | 

NET CASH OUTLAY BEFORE TAXES 12,782.61 13,421.75 14,092.83 14,797.47 15,537.35 16,514.22 17,129.93 17,986.42 18,885.74 19,830.03 160,778.35 | | 
2 | | os | Sy | | oe | 

—DEPRECTATION are 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 42,782.61 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 | 

- TAX BENEFITS | (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) 

"WET OCCUPANCY COSTS AFTER TAXES 7,797.39 8,187.26 8,596.63 9,026.46 «9,477.78 49,951.67 10,449.25 10,971.72 11,520.30 12,096.32 98,074.79 

9 | | Ss a ) 2 

3 ae | | | oe 

a) | aoe | | | | . | 

2 | | a | ee 
yo | ao , | -



16-Nov-92 : | a | - | | | | - | 

| oo OCCUPANCY STUDY , - | 7 . , | = | | 

| | ANCHOR BANK | : | | | | | | - | 

| : SCHEDULE OF RENEWALS & EXPIRATIONS | | | | | 

j 

} | DATE OF SQUARE SF SF RENEWAL YEAR OF SQ. FT. mt | | | 

YEAR EXPIRATION FOOTAGE ABSORBING RENEWING TERM EXPIRATION LEASED === | - 

5 | 33,898 | | 

oS 1992 :12/1/92 1, 380 0 1,380 5 12/1/97 33,898 | . . | — 

1993 1/1/93 230 230 0 N/A N/A 33,668 | oe | a — 

5 1/1/93 345 345 0 N/A- N/A 33,323 - | | oe | | | 

| 1994 1/1/94 495 0 495 5 1/1/99 33,3230 | | | 

3/1/94 5,622 0 5,622 § 3/1/99 33,323 | | | 

5 4/1/94 2,854 0 2,854 5 4/1/99 33,323 | 7 ) | | 

5/1/94 2,358 0 2,358 3. 5/1/97 33,323 oe | a | 

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 ae | : | 
1995 1/1/95 460 0 460 5 1/1/00 33,323 7 - | 

1/1/95 4795 si 475 5 1/1/00 33,323 | | | : 

y 3/1/95 1,119 0 1,119 5 3/1/00 33,323 | | a | 
1997 5/1/97 2,358 2,388 | 0 N/A N/A 30,965 : | | os 

| fh /97 936 0 936 5 7/1/02 30,965 . BO | | | 

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

12/1/97 1,380 1,380 0 N/A N/A 29,585 ns | | 
| 1999 1/1/99 495 0 495 5 1/t/o4 29,585 | 
5 3/1/99 > 5,622 0 5,622 5 S/1/04 29,585 | | a | 

| 4/1/99 2,854 0 2,854 3 4/1/02 29,585 | | 
| 8/1/99 6,625 0 6,62 5 Bf1/04 29,585 | oo 

5 9/1/99 1,060 0 1,060 3 9/1/02 29,585 | | : | | | | 

° 2000 1/1/00 460 0 460 § 1/1/05 29,585 | a | ) 7 | 

| 1/1/00 475 0 475 5 1/1/05 - 29,585 | : | 

5 3/1/00 1,119 0 1,09 5 3/1/05 29,585 | | | | 

2002 4/1/02 = -2,854 = 2, 854 0 N/A N/A 26,731 | | | | | os 

—ftfo2 986 936 0 N/A N/A 25,795 | | | : | | 

> 9/1/02 9,939 0 9,939 § 9/1/07 25,795 : a | | | 

9/1/02 =—-1,060 = 1, 060 0 N/A NA 24,735 | | | a 

, — 9,163 : | | | ° Tle i 

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

? | | 10,163 | | - 

i. | | : - | | | ~ 

} ,



mmimmMmiemeiimmmememim ee Se See ee Ue CE 

16-Nov-92 | - ong ees | | ER 

oe | | — gecupANCY STUDY, . : - 
“ , ee | FOR a ue, | 

: | | eer | ANCHOR BANK | | | 
a —-—CDEPRECTATION SCHEDULES co | os ws 

5 CAPITAL SQUARE 2S | | | | | os 
-"——DEPRECTATION SCHEDULE - KEEP PROVIDENT | OS oe | | 

| wo ORIGINAL ACCUM. DEPR. DEPRECIATION ACCUM. DEPR. - ‘ACCUM. DEP 
°) cost. 1/31/92 8/1 - 12/31/92 1993 «12/31/9394 1995 1996 «197 1998 = 1999 2000 —=-2001 2002 TOTAL 12/31/02 

OLD BUILDING 930,358.86 = 000 0.00 930,358.86 0.00 0.00 0.00 = 0.00 0.00 0.00 0.00 = 0.00 0.00 930,358.86 
30 YEAR 8.1, 1,992,072.68 62,252.33 149,405.59 2,203,730.60 149,405.59 149,405.59 149,405.59 149,405.59 149,405.59 149,405.59 149,405.59 149,405.59 149, 405.59 -3,548,380.94 
29.5 YEAR S.L. 3,545.66 107.18 257.24 3,910.08 257.24 «257.28 «257.24 257.24 257.24 287.28 257.24 287.28 287.24 6,225.23 
29 YEAR §.L. 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 1,759.98 1,759.98 1,759.98 1,759.98 32,157.30 

>) __TENANT IMPROVEMENTS | | 602.00 602.00 2,571.10 4,190.88 4,901.29 5,611.69 7,082.60 7,826.26 8,536.31 9,246.22 9,957.13 60,525.48 

5,611,216.95 2,939,801.39 63,092.84 152,024.81 3,154,919.04 153,995.91 195,615.69 156,324.10 187,034.50 158,505.41 159,249.07 159,959.12 160,669.08 161,379.94 1,874,753.58 4,577, 647.81 
ry ccacenensa mean sErpizigagipfissnssissc8s22s2ssss2ssrsssTsssssssissssrsisssssssssssrsseresirsgsrsrr 

esis csssssssiaesgrerisessisrsiiisgsrsrsrsesisssrsesssasisisesisecascssrasaasrsssasssasasecsesssssssssesse 

ey PROVIDENT | 
- . | | 

~" DEPRECIATION SCHEDULE | | are . 
| ORIGINAL ACCUM. DEPR. DEPRECIATION ACCUM DEPR. | | ACCUM. DEP 
4 COST 1/31/92 8/1 - 12/31/92 1993 =—«12/31/938 «1994 1995 (1996 1997 «198 1999 2000 2001 2002 TOTAL 12/31/02 

50 YEAR S.L. | 073,601.63 3,660.88 8,786.11 286,048.62 8,786.11 8,786.11 8,786.11 8,786.11 8,786.11 8,786.11 8,786.11 8,786.11 8,786.11 365,123.58 
5 FULLY DEPRECIATED = 5,140.04 0.00 0.00» 5,140.04 - | 5,140.04 

- 10 YEAR S.L. (1983) 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 
| 20 YEAR $.t. (1975) 7,303.99 182.60 438.25 «7,924.84 «438.25 «219.130.0000 0.00 0.00 0.00 0.00 0.00 8,582.22 

yy O-YEAR S.L. (1985) 174,969.83 «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 0.00 177,268.10 
.- 10 YEAR S.L. (1986). 45,909.27 1,136.38 2,727.32 19,772.98 2,727.32 2,727.32 1,363.66 = 0.00 0.00 0.00 0.00 0.00 0.00 26,591.29 
! 10 YEAR $.1. (1967) 5,714.44 490.60 1,177.44 7,382.48 1,177.44 1,177.44 1,177.44 588.72 0.00 0.00 = 0.00 0.00 0.00 11,503.52 

sy 10 YEAR S.L. (1991) 604.05 302.12 725.09 «1,631.26 «725.09. «725.09 =—=«725.09 «725.09 «725.09 «725.09 725.09 362.85 0.00 7,069.45 
CAPITALIZED EXPENDITURES | 430,00 430.00 862.55 920.75 «920,75 920.78 920.75 920.75 = 920.75 «= 920.75 920.75 658.55 

. - 806,124.47 435,320.24 13,291.85 32,330.43 480,942.52 32,647.60 23,521.26 12,973.05 11,020.67 10,431.95 10,431.95 10,431.95 10,069.40 9,706.86 163,565.11 612,177.20 

| PARKING RAMP apes ; Soke Es coe ee og oe 

"DEPRECIATION SCHEDULE | cn | | | | oo | 
oe ORIGINAL ACCUM. DEPR. DEPRECIATION -—ACCUM. DEPR. cs a | ACCUK DEP 

| | | cost 1/31/92 8/1 - 12/31/92 1993 «12/31/9399 1995 1996 1997 1998 1999 = -2000Ss«2001-«S (ts 2002S 12/31/02 
} ‘ Peewee coe wwwcoon ween ee ene e nee eee ee eee een ne nnn nent ne een een ene n en renee nee nee neem enn nn en an nn nneenenensemenananrarceacanescnencowereececcucecacccccasecmaceracoscaceeececonce scores 

OTT | 

| Pq yea $1. 352,632.29 5,861.99 14,068.78 412,563.06 14,068.78 14,068.78 14,068.78 14,068.78 14,068.78 14,068.78 14,068.78 14,068.78 14,068.78 ~ $39,182.11 
| 20 YEAR S.L. | 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 

os 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 64,558.09 64,558.09 645,580.85 1,476,260.53 

| | 
ck | ~ 

) | , : | | - fee -



‘16-Nov-92 | | - | | : | oe ae oe 

- | a OCCUPANCY STUDY wo | | OS : 
} | FOR ae . | | | 

| | ANCHOR BANK : | | | = : : | 
oy | SCHEOULE OF EMPLOYEE PARKING = a a a - 

SCHEDULE OF EMPLOYEE PARKING , - : m : OO 

my SQ. FTL SPACES SQ. FT. EMPLOYEE CUMULATIVE NEW EMPL = PREV. | | | 
” DATE = LEASED -=—sLEASED LOST SPACES == SPACES. «ss«éRATE = SPACES EMP. SPACES | | | | 

7 1992 33,898 107 0 0 99 42.20 0.00. 50,133.60 er a | oe 
, 1/1/93 33,323 105 $75 2 101 42.20 1,012.80 50,133.60 | | | | : 

1/1/94 33,323 105 0 0 = 101 44.32 0.00 53,703.72 | 
ty 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 56,388.92 | | 
| 3/1/95 33,323 105 0 9 101 46.53 0.00 | | | 
oy 1/1/96 53,323 105 0 0 101 48.85 0.00 59,208.35 — | oe | 

~ 1/4/97 33,323 105 0 0 101 51.29 0.00 62,168.77 me | : | . 
5/1/97 30,965 98 2,358 7 108 51.29 2,872.48 | | 

Tp RAIIT 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 ) ee : a 

| 3/1/98 29,585 94 0 0 112 53.86 0.00 | 
ty 1/1/99 29,585 94 0 0 112 56.55 0.00 76,005.94 , : | | 

- 4/1/99 29,585 94 0 0 H2 56.55 = 0.00 | | 
: 9/1/9929, 585 94 0 0 112 56.55 0.00 ) | | | | 

sy MN/00 29,585 * 9 0 0 112 59.38 0.00 79,806.23 | 
| 12/1/00 29,585 4 0 0 112 59.38 0.00 oe 
| 1/1/01 29,585 94 0 0 112 62.35 0.00 83,796.54 re | | | 

ty 1/1/02 29,585 4 0 0 112 65.47 0.00 87,986.37 | | es 
| 4/1/02 26, 731 85 2,854 9 1210 65.47 5,502.75 | 

7/1/02 25,795 8 8H ak 65.47 785.59 | | , 
9 9/1/02 24,735 80 1,060 5 126 = 65.47—785.59 | | 

| 9,163 | 10,964.40 681,585.04 692,549.44 Oo ) 
2 7 , SSSR sSS2eSsSe SeeRssenecsecsssssess Sasenscnanane | | | | | 

ow . | . | | i) 

Pog | | oy se | : , | ae aa | 
| | | aoe |



16-Nov-92 aS | | | ee 

. | oe | OCCUPANCY STUDY | pe 
Sy 7 ae FOR | | a | | 

| oe a . | | ANCHOR BANK , - 
| SS INCOME FROM RENTAL ACTIVITY | | | | ue 

NEVIASER INVESTMENTS | __ AMERICAN PETROLEUM 'WISC. ASSOC. OF IND. '  MCCUSKER & ' STATE OF WIS 1 COYNE, NESS | 

5 | INC. ' COLLEGES & UNIV. = ' ROBERTSON, S.C. | DEPT OF ADMIN & BECKER 4 

" SQUARE FOOTAGE : 1,119 Oe 98% 1,060 1,380 495 ! 2,854 

| PARKING SPACES 3.00 | 3.00 3,00 | 4,00 : 1,00 9.00 

’) EXPIRATION DATES 2/28/95 6/30/97 8/31/94 11/30/92 12/31/93 ! 3/31/94 | 

| ANNUAL | | ANNUAL 1 ANNUAL | | ANNUAL 4 ANNUAL 4 ANNUAL 

RENT PSF PARKING { RENT PSF PARKING =; RENT PSF PARKING «= }_—sRENT PSF = PARKING «=| ~~ RENT PSF = PARKING | ~— RENT PSF = PARKING =} 

5 roreereceesennnaneioaneitensioa acs eer Are ee ee ne nn er 
4 t t : i 4 

, t . 4 ‘ 1 t 

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 | 

4 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 5 

1996 MA LT2AB 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 | 10,514.44 20.84 1,251.05 | 42,249.01 14.80 10,947.57 | 

‘9 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 24.70 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 1 14,371.67 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 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. $12,537.26 25.33 1,496.35 | 52,353.94 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 ; 13,164.13 26.59 2,570.17 | $3,921.64 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 13,822.33 27.92 1,649.73 | 13,642.82 19.12 3,535.18 
. . { : i ; t meueces we mewwnewd becwnncunseces ew we wee me lemme enweewn eanammaounee 

. ws reeeceeceeee wTeneteses esereceseoee wo eeserses  eseereeee weer eeeeee press > : { ' 4 

) 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 } 416,025.18 107,356.81 | 

ese wwereeecee wwwnvweveel emcwnevuwerre www wwe ewes lercswncccee wee ceweveeulevwwvecnecree wwecoewrcebeocewnecercee ww swewweselecwweerrucres www eee ne ane 

ate ereeeereee wreeceeceeproserecesecee wearewenespoooceereres worreccereeyousesecccerce we ereeroee yoo eee eee onereccceespooroceesercee erecsceccrrt 

De | , os | | a | | 

>. a ” oe ee / | 

3 | o es | | - 

A wo | | | Wo 

J | : Se ee | | | _ | |
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16-Nov-92 | fee Be | | oe oo - ee oe | 

| | aor | : | foe et OCCUPANCY STUDY , oe oe | | 
. | | FOR : | | ) | . 

| : : ANCHOR BANK — = | | | | 
| | | | | INCOME FROM RENTAL ACTIVITY | | | oo 

7 | WHEELER VAN SICKLE [ee PSO ee i | | HISC AUTO & TRUCK | STROUD, STROUD, WILLINK, ! 
} L ANDERSON | THOHAS T. GEORGE ROBERT 0, BURR DEALERS ASSOC, — $ THOMPSON & HOWARD. 
“SQUARE. FOOTAGE . | 6,625 ! i 475 5,622 | 9,939 

PARKING SPACES : 22.00 1 1.00 bo 1.00002 I 18.00 ! 33.00 
 _ EXPIRATION DATES | | 1/31/94 - 12/31/94 1 12/31/94 2/28/94 ! 8/31/97 i: 
: ANNUAL STORAGE —Y ANNUAL | ARKUAL | ANNUAL | 1 AKNUAL ! 

RENT PSF (156 SF) PSF-=s«éPARKING «= }—sORENT»«=—s«#PSF-~—=sOPARKING ©} = RENT «= PSF_—~s~PARKING | RENT PSF s=PARKING «=| ~—RENT PSF PARKING = 
wn oe eee ee ec ewe eee we cee ween meee cnc en cn nmenemen cee wenn aac we cee ee ew cme eee wee seme c ene lowe meen ewes ewww e ee eee wenn ba nwe wc ce ecw cee wwe en meee nce t ewww es lame nme eew meen ewww ener ecevenncencnen! ) oe 3 ae — 3 

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 | 
5 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 | 9,176.96 19.95 1,172.40} 9,476.21 19.95 1,172.40 | 113,757.66 20.28 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 1115.16 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 $10,628.48 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 | 
j 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 —«49.12-«=«38,285.82 ' 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 

* - wane wenmeanunace wavenenance . ewecewennunene leccunwecaeuaae we cnc neues lammmewuracnan wamenwewen tcc wcwceccnuan menunencwucuelcuaanauunananee wennaccenwennn ! 
' ! | 7 ' | ' 

9 sovat gevenue 1 538,894.75 11,557.89 284,977.46 | 104,651.73 13,220.98 | 108,064.30 13,220.98 11,297,694.87 237,940.33 ! 1,715,091.10 409,826.21 | 
weer ew ecw ware weeewcoeee wer wwawevevocelweweweoeseewee ee wowwercwvalnwuwewwuscvoe wwonevevvvvvcleweversuacuvvecs weovewwwsocweawt | 
we ateccanencns tosteeneee woe neenncenenaprorenaennnune (men eraceenpewenaaceemeee wrrecceacepnoasancsnnnas woe e names ananpenaananeacnece secesennennonny 

. | | | | | 4 | | e 
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16-Nov-92 | | | ee | | | | | | a 

, ——gecupANcY STUDY ee Oye / a | | 

” cece fo ANCHOR BANK a | | 
a INCOME FROM RENTAL ACTIVITY | os | | 

y | oe - a | | | | 

. HONTZINGO & ! | | ! oe — | | Res 
"5 | GUSTIN ADV. LTD 1 TOTALS | - | | | | 

SQUARE FOOTAGE 2,358 1 33,323 | | ! we _ ? 
- PARKING SPACES 7.00 105 a oo | | la | | 

+) _ EXPIRATION DATES | 4/30/94 | os ot | | 
a ANNUAL = ANNUAL ' AVERAGE OO a | 

| RENT PSF PARKING | — RENT PSF «STORAGE «= sPSF_~—=s#PARKING «SQ FT. | | | | } | 
, wee meme ewe e wean cece senmnwncanues Imuu menses eeeene weeece cw me wenn mnawnawemnewecmewncwwenweunes lawwcwnnece . 

) i " | | | | 
1993 40,086.00 17.00 7,089.60 | 552,716.52 16.59 936.00 6.00 106,360.88 | 33,328 | | | 

) 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} 33,328 oo | 

1996 45,667.98 19.37 8,480.58 } 630,578.32 18.92 1062.04 6.81 119,844.89 | 33,323 
9 1997 15,468.19 19.68 2,872.45 | 626,548.74 19.80 © ALNS.14 7.15 120,868.71! 31,636 oe | 

| 1998 0.00 ' 612,815.82 20.71 1170.90 7.51 124,362.31 | 29,585 | : | a 
1999 0.00 | 643,456.61 21.75 «1229.44 «7.88 130,580.43 | 29,585 ce 

} 2000 0.00 | 675,629.44 22.84 «1290.91 8.28 137,109.45 $29,585 | | | 
200! 0.00 ' 709,410.92 23.98 «1385.46 «8.69 143,964.92 | 29,585 | Oo | 
2002 0.00 ' 678,007.96 25.47 «1423.23 «9.12 137,783.04 | 26,623 | | 

va . ° { { . : 

‘y | santtasonnnss wocnsntnss pocessenacens neraetareses soansaeeee sey | | 
: TOTAL REVENUE 186,137.67 34,093.37 16,310, 429.80 11,557.89 1,247, 162.41 | | | | 

ee ee evweewswvcvlbewocvereeewewe wees oer owece ceuvewcecvenast . 
cacesesesocas Berea eewan pea easeaseanee aaccnsncasone wee saseeesenn) es |
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| 20-Nov-92 | | ae oes a | ae 7 | Oa | 

| cS OCCUPANCY STUDY | a - - - | | | 

3 : | FOR | | a | ea 

ANCHOR BANK a | os Se | eee. 

SCENARIO TWO (KEEP ALL DOWNTOWN HOLDINGS) a | | 

WITH APPRECIATION | - 
5 a | | ( | He + Me | CUMULATIVE {; . PV OF {CUMULATIVE PY OF} 

| an nneen ance enn n ec enn een ennen aH OCCUPANCY COSTS----- noo none ren eee nnn ncn een ee OCCUPANCY COSTS) | to ‘INET OCCUPANCY |NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY }} 

; oe | NEW CAPITAL SQUARE MADISON TOTAL =! INCOME TAX '! SALES =| ‘TAX ON GAIN {| COSTS NET OF | COSTS NET OF {} COSTS NET OF { COSTS NET OF jj 
XY) YEAR | FACILITY AND RAMP NEWSPAPER LOT | PROVIDENT | OCCUPANCY COSTS! BENEFITS !! PROCEEDS | FROM SALE |, TAX BENEFITS | TAX BENEFITS |; TAX BENEFITS , TAX BENEFITS jj | 

wee ewww swe cwwn lca wet eee eww eee nema s eee Senses wwe eenane Seen een eeeneen ecw ee ewe wwe becca mmc cnn wwe Pewee enw e ence lowe ne cnn nee eee. ee ne be eee! bee eee bee eee nnnt! 

t t tt ' : ht § vos the. ' : ot 

; 1993 N/A 91,078 12,783 AT, 251 221,112 | (159,910) 31 | Aft 61,202 | 61,202 4 61,202 | 61,202 4 
y 1994 N/A 85,141 13,422 100,864 199,427 | = (165,039);, 0; On 34,388} 95,590 1) 52,595 93,797 \4 

1995 N/A 91,468 14,093 105,707 211,268 | (166,401) 1 i 44,866 | 140,456 4} 40,310 | 134,107 |} 
199%} N/A 99,855 14,797 110,792 225,444} (168,143);, to MH 57,301 | 197,757 |} 48,798 | 182,906 1} | 

2 1997 N/A 166,178 = 15, 537 116,132 297,847 } (186,196) 14 | 1 oTH,652 $309,409 1 90,127 | 273,033 3 
1998 N/A 190,851 16,314 - 121,739 328,904 } (208,451) 4} : 120,453 | 429,862 1} 92,163 | 365,196 |) | 
1999 1 N/A 199,275 17,130 127,626 344,031 | (214, 690)h1 at 129,341 | «599,203 1; 93, BOM | 459,000 |i 

*“y 2000 { N/A 208,120 17,986 133,807 359,913 | (221,211) 11 i. 138,703 | 697,906 1] 95,349 | 554,349 1 
2001 N/A 217,407 18,886 140,297 376,590 5 = (227,900);) 1h 148,690 | 846,596 |} => 96, BB6 | 651,236 3 | 
2002 N/A 325,538 19,830 | 147,112. 492,480 | (263,532) if , tt 228,948 | = 1,075,544 4) 141,405 } 792,641 4} 

ie) RESIDUAL VALUE j N/A | | th (7,792,226)! 2,424,530 11 (5,367,696); (4,.292,152)1;  (3,315,245)} (2,522,604) 15 
lee eee ecw ewe me meme ew ewe eee mee chee meee ween meen wee wee eee wen e wee enw e en bec wwe ennn! Van week ween ecw ewww ewanmwe ecw ccc c wee wenn lower eee ese lle w eww bets e ere cevoveseedl 

t / t tt J i pore renew at gre ecesececcece ent 

. 0 1,674,911 160,778 1,221,327 3,057,016} = (1,981,472)1} (7, 792,226)} 2,424,530 1} (4,292,152), at (2,522,604)) Wee | 
-) | PIZISISIISIIIIIS RGISIgIaiisiiss Iisisisiiisi2ss osssisssscsis2: SESREEESIIcnTa | raesesteesssesz| jsstesszeseese2 panszsisetczsisblessszressgssss2] (FPESPEZESEEEETY i 

; | | | | | | | | | | 

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

3 2. PRESENT VALUE I$ CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.58. | - 

3 | | | | | | | et | os 
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20-Nov-92 | | | | cae : | | | Oo ae 

oS - | | | | 

. | oo OCCUPANCY STUDY | | eo es | | | _ - | ae | 

| | ANCHOR BANK | : | ee. | - 
-) a | | oO, 

| SCENARIO TWO (KEEP ALL DOWNTOWN HOLDINGS) ' | | | : | 

| WITH DEPRECIATION - Oo a | | | | | 

) | no i 4 | tt ' CUMULATIVE 1] PV OF ‘CUMULATIVE PV OF!! 

[rotnsasetestsssesccessceeno ee - OCCUPANCY COSTS-----------noreoneonnnneneneeee- OCCUPANCY COST Vi be INET OCCUPANCY ‘NET OCCUPANCY !! NET OCCUPANCY ' NET OCCUPANCY !! 

. NEW CAPITAL SQUARE MADISON : | TOTAL + INCOME TAX {; SALES | TAX ON GAIN {; COSTS NET OF | COSTS NET OF |, COSTS NET OF | COSTS NET OF {j | 
4 YEAR ! FACILITY AND RAMP NEWSPAPER LOT ©» PROVIDENT © OCCUPANCY COSTS} BENEFITS |} PROCEEDS | FROM SALE |; TAX BENEFITS | TAX BENEFITS {; TAX BENEFITS | TAX BENEFITS jj 
ee ee bo ee ee eee c eee mem weccn eco memeecce ween enema wcnweeenn menweemnacwwcne lew wc www c ewww we low ew wee wenn bene w ewww ween bocce eee eee bow eee ee eww j 1 

- ' - ( tt / { re t : ae a4 pt ssa ore en eee eee 

| 1993 | sSNA 91,078 = 12,783 117,251 224,112 | (159,910) 1h : i 61,202 | = 64,202 1 61,202 | 61,202 |! 1.00 
3 1994 | N/A 85,141 (13,422, -s«2100,, 864 199,427 | (165,039)! o! Qt 34,388 ! 95,590 |! 32,595 ! 93,797 1! 0.947867 

1995 N/A 91,468 14,093 105,707 211,268 | (166,401)?! Vi" 44,866 | 140,456 |! 40,310 | 134,107 3! 0.898452 
. 1996 ! N/A 99,855 14,797 110,792 225,444 | (168,143) !! ; i. 57,301 ! 197,757 3! 48,798 ! 182,906 |! 0.851614 
*) 1997 ; N/A 166,178 15,537 116,132 —6-297,847 | (186,196) h) ! : i 111,652 | 309,409 | 90,127 ! 273,033 |! 0.807217 

1998 ! N/A 190,851 16,314 - 121,739 328,904 ! (208,451)'! " 120,453 | 429,862 |! 92,163 } 365,196 |! 0.765134 
_ 1999 ! N/A 199,275 17,130 127,626 344,031 | (214,690)!! 4 i 129,341 | 559,203 |! 93,804 ! 459,000 !! 0.725246 
3 2000 N/A 208,120 17,986 133,807 359,913 | (221,211)!! ! i. 138,703 | 697,906 |! 95,349 ! 554,349 |! 0.687437 

| 2001 N/A 217,407 18,886 140,297 ——- 376,590! | (227,900) !! 1 11 $48,690 ! 846,596 |) 96,886 ! 651,236 !! 0.651599 

m~ 2002 7 N/A 325,538 19,830 147,112 492,480 ! (263,532){3 ey | "W 228,948 | 1,075,544 3! 141,405 § 792,641 !! 0.617629 

cn "RESIDUAL VALUE N/A | oe od 1 6,550,533}! - 1,940,269 $$ (4,610,264)! = (3,534,720)11 — (2,847,433)} (2,054,792) 13 0.617629 
cee me cee meme een macwececeace nee cence ncemencnue acnanmencceanen senmmncwacenncs lowe www w eww ee Mec wee c nce we bee ewe w ew nw e en bocce nee ee beer resccrcec ctl. le cwcewuvcuceveertl 

' t a ‘ mt pram merecncmes mn, PEO eT ee TOTO NNT pO tae eesasasanneen 

| | | 0 1,674,911 160,778 1,221,327 3,057,016 |  (1,981,472)!! (6,550,533)! 1,940,269 |! (3,534,720)! ME (2,054,792)! . i | 
3 -: presserssiss2rs2 TSISEISISSIIEIS Slissssssssssss Ssssslsssslssse SSEEGTESIELSoi Ty SsGTTssisss2tos| | sssessosssssses resgssssssssnes}lsissssssssszsss! Vizrsizesczsccscet 1 
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2 | | | | os oe | | 
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3 oe ey | | | . | | - 

> | | , | | a | : | a a | | | pe
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20-Nov-92 Boe | | a oe 

aa | | EXHIBIT 6 | | oe oss | Pee a 

. ) cs | | OCCUPANCY STUDY — noe | 
| - | FOR | | 

i. | | ANCHOR BANK | | | | 

a SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING) es | | | | | 

| | ee | r 1 1 ' CUMULATIVE 1! PV OF CUMULATIVE PV OF!! | 
fy baenenaeene eee ene eens nee e == OCCUPANCY COSTS -onaneneenc ence eee eneceaceen- === OCCUPANCY COST 1 '! WET OCCUPANCY | NET OCCUPANCY !! NET OCCUPANCY ! NET OCCUPANCY }! 

| NEW -sCAPITAL SQUARE ©» MADISON. i TOTAL | INCOME TAX '! SALES | ‘TAX ON GAIN |! COSTS NET OF | COSTS NET OF {! COSTS NET OF | COSTS NET OF 1} 
YEAR | FACILITY AND RAMP NEWSPAPER LOT «PROVIDENT OCCUPANCY COSTS! BENEFITS '! PROCEEDS ! FROM SALE '! TAX BENEFITS ! TAX BENEFITS !! TAX BENEFITS } TAX BENEFITS 3! 

1993} N/A 91,078 12,783 117,251 221,112! (159,910)! ' 61,202} 61,202 1! 61,202 ! 61,202 11 
1994! N/A 294,135 13,422 100,864 408,420 | (222,590)! | ' f 185,830 ! 247,032 1! 176,142 237,344 1) 

oy 1995! N/A 341,160 14,093 N/A 355,253 | (215,689)! (124,667)! 31,505 | 46,402 | 293,434 1! 41,690! 279,034 1! 
1996 6 tO 362,031 14,797 N/A «376,828 (224,381)! (169,547)! 49,009 |! 31,910 | 325,344 1! 27,175 ! 306,209 1! 
197} N/A «41, 82 15,537 N/A 457,358 ! (246,315)! (158,327)! 44,633 1 97,350 | 422,696 1! 78,583} 384,791 1! 

oy 1998 N/A 479,900 16,314 N/A 496,214 $ = (271,792)!! (147,107)! 40,257 $! 117,573 | 540,266 |! 89,959 ! 474,750 |! 
1999} N/A ‘502,776 17,130 N/A 519,906 ! (281,322)!! (135,887)! 35,881 |! 138,579 ! 678,845 |! 100,504 | 575,254 |! 
20002! WA (526,795 17,986 N/A 544,781 (291, 300)!! ! i" 253,481 | 932,326 |! 174,252 | 749,506 3! 

A 2001 N/A 552,017 18, 886 NTA 570,902! (301,764)! M1 269,138! 1,201,464 1! 175,370 ! 924,876 |! 
| 2002S! N/A 676,710 19,830 N/A 696,540 ! (341,290)!! : ! + 355,250! 1,556,714 1! 219,413 $1, 144,289 

>, RESIDUAL VALUE | N/A | | 1 (6,545,958)! 1,990,433 $$ (4,555,525)! (2,998,811) !! — (2,813,625)} (1,669,336)! 
oe bee eee cee www ee wen nmenen ween eemencesans: eeanemesuoeewun wewecencncnenean lennmaennennacan! bo cee mw www bem cwwewnwwwn Fb eine mews bewwewwewecwweeod le ccm mewn cen be eee cceewwccewcet : 

i . ‘ : ‘ tt prrrerserecccenecevern ry pr rere ener nay 

4 0 4,268,422 160,778 218,115 4,647,315 | (2,556,354)!! (7,281,491)! 2,191,718 1! = (2,998,811)! 1! (1,669,336)! i 
. jzsncszssstics SSSSSIS 52555255 Basses seasneese consent nanaaname SEEEIEIEITEIITE | ItEsIessiessies| jessesressecsenjrescsecssessoag| jresssEssTeteszE | : ppESSSSETETIzE2T5y i 

| NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES | | | | : | | 
ry | | | 7 | - . . 

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

5 : | | oe | | | | , 

5 | | | | a - | |
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7 | , | | | | a | | - 

| 20-Nov-92 | . | | | | | 

ANCHOR BANK | | | | | | | 

| BENEFITS FROM SALE OF PROPERTIES - 1/1/95 : INSTALLMENT SALE | | | ar : - | | 
7 | | | | PRINCIPAL INTEREST TOTAL TAXABLE SALE PROCEEDS | | 
(Y a — PROVIDENT PAYMENT PAYMENT PROCEEDS INCOME NET OF TAXES 
| | BUILDING TOTAL | | wa neers nen nnn een tn nec eee reece se nne nen nen ne rene nna menace ncn ennesreracenees | | 
7 | 7 wee nnene ee ne ence ceeeee ene eceeee cae | 623,333 

) SALES PRICE 685,000 685,000. 1/1/95 — 124,667 124,667 80,783 498 , 666 
| LESS: 3% SALES COSTS (20,550) (20,550) 1/1/96 «124,667 44,880 . 169,547 125,663 374,000 | | . | 

| LESS: ACCRUED REAL ESTATE TAX PAYMENT — (41,117) (41,117) 1/1/97 124,667 33,660 158,327 114,443 249,333 | 

3 : oeenra nce tceceee cosets eeren tees | 1/1/98 124,667 22,440 147,107 103,223. 124,667 | 

| _ SALES PROCEEDS | 623,333 = 623,333 1/1/99 124,667 11,220 135,887 92,003 0 | | | 

| | | sisizsgesireisi2 (sriszstirsezss2 | ene e tence ee cen ene ene ee ee nee eee eee ee eee cee e een ee eee SII ISSIIEET Err: | . 

y | | | 623,333 112,200  —s-735,533 516,116 | 

ORIGINAL COST 774,124 774,124 | Prertrsttetstttttstttttstttstesteeertttteteeets ites eee es . | 

7 LESS: ACCUMULATED | | | | | mo | 
3 DEPRECIATION (AS OF 12/31/94) (513,590) (513,590) | 
| KARAT REBAR RCC! . - / 

BASIS 260,534 260,534 
: ‘) | ; eee SSS SS sSsSss SSSS SS SsSlssscs 

| | 
| | | 

' TAXABLE GAIN a 403,916 403,916 
3 see SSS Sss fesse sees sss . | 

Fy. | | a 7 | | 

ANCHOR BANK | aan ss | 
7 BENEFITS FROM SALE OF PROPERTIES - 1/1/03 | | 

: CAPITAL SQUARE MADISON | | | 7 
| AND PARKING RAMP NEWSPAPER LOT TOTAL | | | 

pss ween ewn es Sete teem ew ewes Semeesemeenneen . , 

- SALES PRICE 6,760,000 550,000 7,310,000 | | 
- LESS: 3% SALES COSTS) | (202,800) (16,500) (219, 300) 7 | | | : | 

y LESS: ACCRUED REAL ESTATE TAX PAYMENT (504,813) (39,929) (544,742) . | | a 
| eee cme wwe we we ee emer wan enascsnn one e ween ween enne 

SALES PROCEEDS | 6,052,387 493,571 6,545,958 : | | 
) cesses sess Sssssssssssssss frersssrcsssrzs: | , 

/ ORIGINAL COST | 7,440,515 583,470 8,023,985 | eo | 
32 LESS: ACCUMULATED | | 

DEPRECIATION (AS OF 12/31/02) (6,036,959) 0 (6,036,959) | | | 

BASIS | 1,403,556 583,470 1,987,026 | ) 
| sees Sees l lessee sees se esses sls | 

> TAXABLE GAIN | 5,153,644 =——(49,970) «5,103,674 

4 a | | ee | | a | = | 

po . | Se | | | | |
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18-Nov-92 | | | ce — ~ oo 

| cee | OCCUPANCY STUDY | | | 
Oey me , ee FOR | 
os | ANCHOR BANK ove | | | —_ - 
| SCENARIO THREE | | | | 
sy | | STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES = | 

9 | 1993 1994 1995 199619971998 1999 2000 2001 2002 TOTAL 

——— ecuANCY cosTs | . mo | 
CASH OCCUPANCY costs a | eaee | | | | 
OPERATING EXPENSES | | ee 
MAINTENANCE 249,890.15 262,384.66 247,720.89 260,106.94 273,112.28 286,767.90 301,106.29 316,161.61 331,969.69 348,568.17 2,877, 788.57 

r 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 2,627,594.99 
REAL ESTATE TAXES 371,718.57 390,304.50 368,702.62 387,137.76 406,494.64 426,819.38 448,160.34 470,568.36 494,096.78 518,801.62 4,287,804.58 
INSURANCE 34,277.25 35,991.11 34,846.83 36,589.17 38,418.63 «40,339.56 42,356.54 44,474.36 46,698.08 49,032.99 403,024.51 

© 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 

gn 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 «22,378.00 22,375.00 265,375.00 

£ CASH OCCUPANCY COSTS 947,463.80 1,020,711.99 899,096.80 942,932.88 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 

INCOKE , So fo - | a | 
“y 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 - EMPLOYEES (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) 

~? —TovaL INcoHE (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) 

“sy NET CASH OUTLAY BEFORE TAKES 221,112.00 408,420.14 355,253.03 376,828.34 457,356.24 496,214.36 519,906.02 544,781.04 $70,902.41 696,539.89 4,647, 315.48 | 

DEPRECIATION 248,913.33 251,199.60 220,171.78 220,882.19 221,592.59 223,063.50 223,807.16 224,517.21 225,227.12 225,938.03 2,285,312.51 | 
fie . : osagr teen cedar eeendeecteceseresetenensnesonenedtewneerelwens concen enn neneondon tanta c enn anawendousenmednechwancenanecernesce staan santtece casa anna aaeetncossore se 

> TaxABLE occupaNcY costs 470,025.33 659,619.74 575,424.81 597,710.53 678,950.83 719,277.86 «743,713.18 769,298.25 796,129.53 922,477.92 6,932,627.99 

ey TAX BENEFITS (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)(2,586, 353.67) ks 

| NET OCCUPANCY COSTS AFTER TAXES 310,115.45 437,029.29 359,735.38 373,329.67 432,636.25 447,485.75 462,391.29 477,998.18 494,365.27 581,187.78 4,376,274.32 
£3 SSIESRSRSTOSSSI ATRIA TST STAs TA SISA ISS SS TSS SATS SESS SAAT RTE sa soe sags ss rsesaa Sessa sTASTR Asst ARISE RAST IISSTA ssa ssa segs sesksese ses ssssIsssissc eases ses scseeszezs 

sty _(1) CALCULATED OM NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES, oe | | | | 

a . | | eae | | oe wea 

2) | : | es - | 

ye | | , | | | oS 7



SZ ES ESR ES eee OCU elUCUaElUCUErlUCUElUCU aElUCU EU lUCUelC CC aC 

18-Nov-92 | ae | - | : | | 

_ : a | | OCCUPANCY STUDY : | : | 
| | | | FOR | | oe 

7 so oO | | ANCHOR BANK | go | oe | 
| | SCENARIO THREE | 

SO | | STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING | 

feo | | a oe | 

| 19931994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL 

)——oecupancy costs ; a | ee Oo | - - 8 
CASH OCCUPANCY COSTS , . | ~ 

5 OPERATING EXPENSES 7 | Be Sata | | es | 
MAINTENANCE 188,889.75 198,334.24 208,250.95 218,663.50 229,596.67 241,076.51 253,130.33 «-265, 786.85 279,076.19 293,030.00 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 | 

r 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 «32,779.81 34,418.80 36,139.74 37,946.73 307,665.31 

5 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 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 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 676,931.40 758,902.97 730,104.37 765,490.84 827,646.63 841,660.21 —BB2,624.47 925,636.95 970,800.04 1,043,221.30 8,423,019.19 

) INCOME | | | | wa a ae | 

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) 
i) . Te Stee sence eens ener w ee cone Re eee meee eee ee TT ema e emer et reser meer ae como m ene reset asec erasers re recs sens reer se nee ec nee e ewer em eren cnet emcee meee 

° 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 QUTLAY 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 $94,643.95 715,130.90 4,631,855. 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 
‘y | WrTTnarromeetenenecesgagnnceneenccrcccsarncnsn ser sommennmercaenracersrcaconsscadename raceme scrscsrores sagas se oresnennancacsscesesecccancenecconacecnaseccreece | . 

TAXABLE OCCUPANCY COSTS 275,303.69 480,725.79 530,833.99 $52,350.49 632,301.96 675,227.85 700,688.88 «727,352.17 755,312.98 876,510.84 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 181,585.25 326,343.98 332,534.98 345,660.05 404,180.45 420,615.24 436,146.47 452,411.07 469,467.17 953,147.86 3,922,092.51 a 
9 ; Seer ee nee a ee eee tnt no ton rane un cn ba SSSTRRESEEESSS 

y _ (1) CALCULATED OH NET OCCUPANCY cosTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES. | a | | | oe 

yO a | | | oo
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18-Nov-92 a | a | | | | | | a 

” ee | | Of, oS | oe a 

| | | , | a OCCUPANCY STUDY. oo | ee Be | | 
5 | | a 2 FOR | | | 

| | aa | ANCHOR. BANK oe | cone | 
| : - SCENARIO THREE | | | | 

- | | | STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP — | 

| : 1993 1994 «1995 1996 1997 1998 1999 2000 = 200 2002 TOTAL a | 
vy : ee wienninenansnncnnen cn renr ce cnn ses a nee tsneennneencennmnnnasansecnactausasnann nanan en tewmerarnenansianscnassnceccecwsenamesenauaesanusenaanenucane | | 

- OCCUPANCY COSTS : oe . | | 
CASH OCCUPANCY COSTS | | ae - | e | 

i OPERATING EXPENSES ) | oe | - | , 
° 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 | 

> won | | | | | Ni . 
PARKING INCOME - TEHANTS (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) : : 

5 PARKING INCOME - EMPLOYEES (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) Be 

TOTAL INCOME (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) | 

4 Ney cash OUTLAY BEFORE TAXES (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) wo 

») 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 oe | | 

TAXABLE OCCUPANCY COSTS 32,357.31 31,960.76 30,497.99 30,562.56 31,111.52 27,735.80 25,894.38 23,959.66 21,930.81 26,137.05 282,147.83 | 

» TAX BENEFITS (12,619.35) (12,464.70) (11,894.21) (11,919.40) (12,133.49) (10,816.96) (10,098.81) (9,344.27) (8,553.02) (10,193.45) (110,037.66) OS 

“y NET OCCUPANCY COSTS AFTER TAXES 19,737.96 19,496.06 18,603.77 18,643.16 18,978.03 16,918.84 15,795.57 14,615.39 13,377.79 15,943.60 172,110.18 | oe 

2) a | | | : 

2 | —_ no | | | | | 

5 | | oe | | & | Z 

| | | | | | N



18-Hov-92_ | oO | | | oO: , . | | | 

oe — OCCUPANCY STUDY | - | | ae 

") | | : | FOR ane Ge Oo: 

| Z ANCHOR BANK | - | oe 
| | | | SCENARIO THREE Se - . | | 

yO | | STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING | 7 | 

o | yo | 

| 19931994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL : 

~) occupancy costs | ey we | | | Pi kh | ee a 
CASH OCCUPANCY COSTS | : an | 7 , | 

s) OPERATING EXPENSES , | | . | Jes : 
. MAINTENANCE = 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 | | 

UTILITIES 27,086.71 28,441.05 0.00 0.00 0.00 = 0.00 0.00 0.00 0.00 0.00 55,527.76 | 
“y REAL ESTATE TAXES 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 
e INSURANCE 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 | | 

ry TOTAL OPERATING EXPENSES 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 oe 

CAPITALIZED EXPENDITURES 25,000.00 = 4000.00 (000 0.00 0.00 0.00 0.00 0.00 0.00 0.00 29,000.00 

Y TOTAL CASH OCCUPANCY COSTS 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 

5 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 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 218,115.14 | 

2 DEPRECIATION = 32,330.43 32,647.60 0.00 0.00 0.00000 0.00 0.00 0.00 = 0.00 64,978.03 

sy TAXABLE OCCUPANCY COSTS 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 | 

TAX BENEFITS (1) (48,586.87) (50,509.47) 0.000 0.00 0.00 0.00, 0.00 0.00 0.00 0.00 (99,096.34) , 

2 NET OCCUPANCY COSTS AFTER TAXES 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 | | 

a (1) CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. : | - | | ) 

>. S eee a ES 

2 ee SS - a



ae ee oe ee ee) ee: ee: ee ee ee ee ee ee ee ee ee ee 
| | | “ | | a 

| 18-Nov-92 | . | | | a , ae | 

| . os OCCUPANCY STUDY - | | 

S | FOR. | | | | os 

. | - | | ANCHOR BANK | 
| SCENARIO THREE | ol | 

F : STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT | 
1 | | | | | | | | | 

| . ; 

ye 1993 1994 1995 1996 1997 1998 1999 2000 2001 = 2002 TOTAL | | 

> gecupaney costs | | | ae / 
| CASH OCCUPANCY COSTS | | | | a | | 

; OPERATING EXPENSES aa | | 7 | | 
_ MAINTENANCE 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 «2,352.67 2,470.31 2,593.82 2,723.51 22,081.75. 

, TOTAL OPERATING EXPENSES 07,974.61 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 

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 

| INCOME | | | | re SO 
PARKING 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) . 

4 waren anne nn nen eet e enn enn n nnn n net r ee ence renee nen enarencarernaccnanennnenrecssaserncccnararorcamenareccnesc cases eee C SSCS SS SS SSS OTST STOTT 

o TOTAL INCOME (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) a | 

, 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 0.00 | | 

5 TAXABLE OCCUPANCY COSTS 19,782.61 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 a 

po 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). | 
) naneneneneecne cece een ee eenne nn teenenenntece ances ence nate anceesnnennnnaannsnnannennansaranarnnernnannscaanensanccnnnacasmennananscnensanncc tts 

NET OCCUPANCY COSTS AFTER TAXES 7,797.39 8,187.26 8,596.63 9,026.46 «9,477.78 9,951.67 10,449.25 10,971.72 11,520.30 12,096.32 98,074.79 

yo a . 

| ts | a
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: a - | | oe | oe ee | 

| 16-Nov-92 | | | | | - | | | 

| | | | : | 

| | —. gecupaNcy sTuby 7 | eee | | a | 3 | 

| ANCHOR BANK | | | | 
| SCHEDULE OF RENEWALS & EXPIRATIONS an | | 
| 

4 DATE OF © SQUARE SF SF sORENEWAL «OYEAR OF «= SQ. FT, | / | a - 
- YEAR EXPIRATION FOOTAGE ABSORBING RENEWING TERM EXPIRATION LEASED | | | | | 

yo | 33,898 | | ee 
f° 1992 12/1/92 1,38 = 01,380 5 12/1/97 33,898 a OP | - | | 

3993 1/1/93 230-230 0 N/A N/A 33,668 | | | 
So 1/1/93. 345 345 0 N/A N/A (33,323 | | 
- 1994 1/1/94 495 0 495 5 1/1/99 33,323 | 
| 3/1/94 5,622 5,622 0 N/A N/A 27,701 | | 
y 4/1/94 2,854 0 2,854 5 4/1/99 27,701 poe | : 
- 5/1/94 2,358 0 2,358 3. 5/1/97 27,701 

| 8/1/94 6,625 6,625 0 WA N/A 21,076 
7 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 | ao 
| 1/1/95 475 0 45  § 1/1/00 21,076 | | a 
3 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 N/A 18,718 | | | : | 

J? 986 0 936 5 7/1/02 18,718 | 
'y 9/1/97 9,939 0 9,939 5 9/1/02 18,718 | | | 
om | 12/1/97 1,380 1,380 0 N/A N/A 17,338 7 | 
| 1999 1/1/99 495 0 495 5 1/1/04 17,338 | 2 : | | 
| 5 4/1/99 > 2,854 0 2,854 3 4/1/02 17,338 | eo | 
| 9/1/99 1,060 0 1,060 3 9ftfo2 17,338 | a | a 
| 2000 1/1/00 460 0 460 5 1/1/05 17,338 | | | | | Soo a 

4y 1/1/00 475 0 475 § 1/1/05 17,338 a | | - oon 
. 3/1/00 19 OAL 5 3/1/05 «17,338 no | | 
| 2002 4/1/02 2,854 2,854 A N/A 14, 484 | Se 
5 1/1/02 936 «936 oO N/A OWA 13,548 : : : | . 
~ | 9/1/02 9,939 0 9,939 § 9/1/07 = 13,548 | a 
poe 9/1/02 1,060 1,060 = 0A 12,488 | : | oe a 

/ won ee em ae . ; : _ a . 

2) PLUS: VACANCY AT 1/1/93 1,000 | oe : | | ok 

| 22,410 | | | 
? | | | SS22srees ; | | . | 

oo - , rhe - 
2 | | | | On 

| ees | : | 7 : oe | |



oe ee ee ee ee ee ee ee ee ee ee es es ees 
| | te 2 Sone Was | 

: | 16-Nov-92 | | : | | | | | | | 

. | | OCCUPANCY STUDY oo | | eos oo | | 
oY | | | eS | FOR | 

_ | | ANCHOR BANK ae | | | | 
| : SCHEDULE OF EMPLOYEE PARKING . 

a) | | | | | 

2 | | | 7 | | | 
SQ. FT. SPACES SQ. FT. EMPLOYEE CUMULATIVE NEW EMPL PREV. | 

| DATE LEASED ~—_LEASED LOST SPACES SPACES «RATE. «== SPACES. EMP. ‘SPACES - | | | 
) (TDR TE tee rere eee re eee een ee eee Ten 

* 1992 «33,898 107 0 0 99 42.20 0.00 50,133.60 | a 
1/1/93 33,323 105 575 2 101 42.20 1,012.80 50,133.60 - | | | | 

9 1/1/94 33,323 0 = 0 90 101 44.31 0.00 53,703.72 | | 
| 3/1/98 27,701 105 (5,622 0 101 44.32 0.00 | | 

§/1/94 27,701 105 0 0 10 = 44.31 0.00 | | 
p | 8/1/94 21,076 105 6,625 0 101 44.31 0.00 | 

1/1/95 21,076 05 0 0 101 46.53 0.00 56,388.91 | 
12/1/95 21,076 06 0 101 46.53 0.00 

£9 1/1/96 21,078 = 108 0 0 101 48.85 0.00 59,208.35 : | 7 
1/1/97 21,076 105 0 0 101 51.29 0.00 62,168.77 | a 
8/1/97 18,718 98 2,358 7 108 = 51.29 2,513.42 

oO | 1/1/97 21,076 98 0 0 108 51.29 0.00 - 
12/1/97 19,696 94 1,380 ‘ 1251.29 205.18 | : 
1/1/98 19,696 94 0 0 112 53.86 = 0.00 72,386.61 | 

Q : 3/1/98 19,696 94 a 112 53.86 = 0.00 | | a | 
/ oe 1/1/99 19,696 94 0 0 112 56.55 0.00 76,005.98 | 

| 4/1/99 19,696 94 0 0 112 56.55 0.00 | 
9 9/1/99 19,696 94 - 0 0 M2 56.55 0,00 

~ 1/0019, 696 94 0 0 112 59.38 0.00 79,806.23 | | | 
we, — AI/OL 19,696 4 0 0 M2 62.35 0.00 83,796.54 

ty —1ftfo2 19,696 94 0 0 112 65.47 0.00 87,986.37 | | 
o 4/1/02 16,842, 85 2,84 9 121 65.47 5,302.75 oe 
7 7/1/02 18,906 82 936 3.124 65.47 1,178.39 
ny | 9/1/02 18,636 9 1,060 = 3 127, 65.47 785.59 ; | | | | _ | 

: | 21,410 | 10,998.13 681,585.04 : 
.) : | : ses Se SS sscess sees essses ve | | . 

oO | oo | | ee |
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16-Nov-92 | | : - i | oo | : | | | 

a | ae | | | | | 

ee | OCCUPANCY STUDY ee 
5 | a | | Boe | FOR | | | 

_— | | a ANCHOR BANK - | : a | a 
INCOME FROM RENTAL ACTIVITY 7 | 

2y : , | | | ees | a a 

; NEVIASER INVESTMENTS | ANERTCAN PETROLEUM 'WISC. ASSOC. OF IND. } NCCUSKER 8 1 STATE OF WIS ' COYNE, NESS. | 
yy INC. + COLLEGES & UNIV. | ROBERTSON, S.C. 1 DEPT OF ADMIN & BECKER 
* SQUARE FOOTAGE 1,119 bo. 936 1 1,060 1,30 0©0=0Cti‘CS 495 to 2,854 

PARKING SPACES 3.00 3.00 of 3.00 of | 4.00 = 10000¢~*~SE 9.00 
) _ EXPIRATION DATES 2/28/95 1 6/30/97 8/31/94 11/30/92 a 12/31/98 3/31/94 os 

* AKNUAL | ANNUAL ' ANNUAL | ANNUAL ot ANNUAL ' ANNUAL 
| RENT PSF PARKING =! — RENT PSF PARKING ! RENT PSF PARKING +! — RENT PSF «PARKING =} — RENT PSF = PARKING =! RENT PSF PARKING | 

wee eee ewe ewe nn een en Lee ew mee ewe meee neem ee lemme n een ee eee eee ne ee we ene bowen eee eee wenn cee wenn e ba en ewww nee ene ew ce wee nme w en ees lence wwe e ewe ee eee meee ewe e eens! 

oO a | | | | | tT | 
. { 

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 ! 
ey 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 | 
a 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 | 
2 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 t 11,371.67 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! 48,908.52 17.14 12,673.18 | 

¥y | 2000 29,381.44 26.26 4,453.31 | 23,878.45 25.51 3,974.66 | 27,439.30 25.89 4,546.54) 0.00 1 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 1 13,164.13 26.59 1,571.17 | $3,921.64 18.89 13,972.18 | 

oo 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 ' 13,822.33 27.92 1,649.73 | 13,642.82 19.12 3,535.13 | 
ons . wecceecowwcen wa ouwacauc leanuennnsauuece wamananece  ammmacmunan wesccuncenn lewnmnnceceeue wwnwwmewen bene cum ceenwn wuemeescea lemme ewan ccnuce wmunwawanevcal 
S ! ! ' 4 J ‘ 

~~ yorAL REVENUE 262,539.79 39,344.48 | 200,406.69 33,107.55 $234,794.56 38,701.33 | 134,060.12 22,047.84 | 112,069.02 13,325.06! 416,025.18 107,356.81 | 
. eres coe cwwes wowcrvevwe | leowe me wowwuve wwewveccuvelawscewcuwce werveeeaerocolaseuveecnuwavs wswrawoveveleosowcwccvoan ewewwwoenelbeweswewruenecces wwwwcewevant 

. eters see wee acccenceceprernwoceeeewee *seceeececptoceceenceee “creceecemeypeeeeecneececeee oreeescercsypeernecseecene oeeecenoeee pees eecroseewe “seeeceoccnny 

2 | | | a | | | ; 

a a a US 

> a : ° | ee | a oie | | 

5 | | | | | cos OO | : | | -
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 16-How-92 Se ae | | ge te Sogn oe | | 

- | | | | oo OCCUPANCY STUDY 7 : Oo 
5 : . | | ae FOR | a 

| | Eg | ANCHOR BANK | | 
| | | INCOME FROM RENTAL ACTIVITY | oe | 

! WHEELER VAN SICKLE | 3 : | | WISC AUTO & TRUCK ' STROUD, STROUD, WILLINK, 
5 a a & ANDERSON oe, | THOMAS T. GEORGE ' ROBERT 0. BURR st DEALERS assoc. 1 THOMPSON & HOWARD 

| SQUARE FOOTAGE gg 460 | 478 5622 0Cté‘ 9,939 ! 
PARKING SPACES 22.00 ! 1.00. 1.00 18.00 ote 33.00 

 _ EXPIRATION DATES | 731/94 12/31/94 42/31/94 2/28/94 8/31/97 
ANNUAL STORAGE ' ANNUAL ! ANNUAL | ! ANNUAL 1 ANNUAL 

| , RENT ©—-sPSF_ «(156 SF) PSE PARKING ' RENT —PSF_—sPARKING =| RENT PSE séPARKING | © RENT. «=si“‘ésSFOSOCOPARKING «C$ ~=SSORENT.)«=si“‘éiS;CO*«éARKINNG:C‘CS 
“. wee eee eee ee eee eee eee ne enw wwe e cme n mewn nece Vn ewe n wee ewe wenn ween nen ne nnen bn aww ewe een nc meee nw cemcw enc ee newness en cemensemwan snes | amc emer newew ewe een eww eccoecwenane ll) 

: smn 3 3 
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 73,427.06 19.00 546.00 «6.0012, 997.60! 8,739.96 19.00 1,012.80 | 9,024.96 19.00 1,012.80 | 17,334.50 18.50 3,038.40} 147,619.99 14.85 33,422.40 
‘ 1995 0.00 0.00 ! 9176.96 19.95 1,172.40! 9,476.21 19.95. 1,172.40 | 0.00 1 152,048.59 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 ' 10,117.60 2.99 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 1 40,623.48 23.09 1,357.20 ! 10,969.90 23.09 1,357.20 | 9.00 ' 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 | 

yO 2000 0.00 0.00 ' 11,712.38 25.46 1,496.31 | 12,094.31 25.46 1,496.31 | | 0.00 —t 199,846.82 19.10 47,813.30 | 
. 2001 0.00 0.00 ' 12,298.00 26.73 1,571.13 | 12,699.03 26.73. 1,571.13 | 0.00 + 199,339.16 20.06 +50, 203.96 

2002 0.00 0.00 ' 12,912.90 26.07 1,649.68 | 13,333.98 28.07 1,649.68 | 0.00 ' 909,306.12 21.06 52,714.16 ! 

TOTAL REVENUE 195,437.46 1,482.00 35,279.20! 104,651.73 13,220.98 '108, 064.30 13,220.98 | 120,404.50 21,268.80 ! 1,715,091.10 409,826.21 | 
saamesaececsas aaaeseinee sorissszisssastsssssssercsss zigririmss|ssrssssssss Srqiigsisispsissssicsrsss : ZIZIESILIIIIGyTsIsssesrs5z22 : rrissssessss2} 
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16-Nov-92 | ce | | | cea | 

- | | ‘OCCUPANCY STUDY | | 2 a | | 

: : | ANCHOR BANK oa aan | : a 
| | | INCOME FROM RENTAL ACTIVITY = : : 

MONTZINGO & / | ae | | | 

°y GUSTIN ADY. LTD” + TOTALS | ot | | | 
SQUARE FOOTAGE | 2,358 4 33,323 1 | | 
PARKING SPACES 7.00 1 105 | ee 
EXPIRATION DATES 4/30/94 . PARKING TO BE! | oe | | 

ANNUAL : ' ANNUAL | LEASED TO. | AVERAGE | ae 
RENT PSF PARKING {RENT PSF «STORAGE «=» PSF_—=s«ARKING © UNRELATED © SQ FOOTAGE 

i t. 

. ae po | 

1993 40,086.00 17.00 7,089.60} 552,716.52 16.59 936.00 © 6.00 106,360.88 «= sf 83, 328 
°y 1994 41,422.20 17.57 7,574.00 ! 431,625.10 16.68 «546.00 6.00 83,480.93 26,984.50 } 25,878 | 

1995 43,493.31 18.45 8,076.74! 354,884.07 16.84 0.00 0.00» 69,809.11 46,012.50! 21,076 
| 1996 45,667.98 19.37 8,480.58! 369,464.45 17.53 0.00 0.00 «71,531.01 48,324.10 $21,076 | 

23 1997, 15,468.19 19.68 2,872.45 $352,379.17 18.17 0.00 0.00 70,139.13 50,730.90} 19,389 | 
| 1998 0.00 324,937.78 18.74 0.00 0.00 71,096.25 53,265.80 ! 17,338 

| 1999 0.00 1 341,184.67 19.68 0.00 0.00 74,651.07 55,929.40! 17,338 : 
yo 2000 0.00 ' 358,243.90 20.66 0.00 0.00» 78,383.62 58,727.40} 17,388 | 
; 2001 0.00 | -376,156.09 21.70 0.00 0.00 82,302.80 61,662.70! 17,338 : 

2002 0.00 ‘378,090.40 22.82 0.00 0.00 73,037.82 64,521.62 $14,376 | | 
one . ce eeceuceuune wawenncees leomennanacuan wocenawenawen we wn wecumesenwencuneunecee! . : 

ft ' t 

TOTAL REVENUE 186,137.67 34,093.37 13,789,682. 14 1,482.00 780,792.61 466,148.92 | | 
ome ecercesee. weecwceweclewenunmesecee eo eeereneeeese Wee w sewer eewccerewcvescceel : 

ween ae ennasee Sama ee wane oaeseamanawne en eeneenacens Aeaaacatamsaranscnsececenns . 

> Be ao oo 
| | | 7 : | | | | 

| | | | | | | ar 

' d | | | a | | | Oo 

| oe | 

OY ee ee ee Us Bae ae Eg a | |



) = cs eo oe ee 
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! / 19-Nov-92 | | | | | os a | | a - 

| | | OCCUPANCY STUDY | | | oe | oe | | | 
3 | FOR a | | | ee | 

| | | ANCHOR BANK a - | | | | 

| SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING) a | | 
| WITH APPRECIATION | | an vs . 
| | ! | of | “4 ! i : ' CUMULATIVE !! PV OF ‘CUMULATIVE PV OF I! 
| [orcaes ees tte ten tee ee enen nse nn OCCUPANCY (OSTS-----n-n arte een n een e ener e eee c ne | ti . 1) NET OCCUPANCY | NET OCCUPANCY |; NET OCCUPANCY | NET OCCUPANCY jj) 

: NEW CAPITAL SQUARE MADISON : TOTAL ‘OCCUPANCY COST 11 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! TAX BENEFITS !! PROCEEDS | FROM SALE {|} TAX BENEFITS { TAX BENEFITS {| TAX BENEFITS | TAX BENEFITS {\ a 

wea cnnccunmennamitinamecucemencae mee ence cuucun wmenwemaennnweun “ueenwnmanawouwces wea wuwewennnun fbamecanacwenwuamet beeen me wwe eee lowe cect www ww blew eee ws bec eee eo ww cen bee em ewe wenn tb : 

| { oe { = V4 4 wf 4 tt , ' i 

. 1993 ! N/A 91,078 12,783 117,251 221,112 ! (159,910) 1! ot 3 Mt 61,202 | 61,202 |! 61,202 | 61,202 4 
a 1994 ; N/A 294,135 13,422 100,864 408,421 | (222,590))! | ot ty 185,830 | 247,032 |! 176,142 | 237,344 1} - 

| 1995 N/A 341,160 14,093 N/A 355,253 | (215,689)! (129,517), 33,397 31 43,444! 290,476 |! 39,032 | 276,376 |! 
| 1996 N/A 362,031 14,797 N/A 376,828 | (224,381) 1! (176,143)! 51,581 |! 27,886 ; 318,362 3} 23,748 | 300,124 |! 

) 1997} N/A 441,821 15,537 N/A 457,358 | =: (246,315) !! (164,486)! 47,035 3} 93,593 ! 411,955 |! 75,550 | 375,674 1! 
| 1998 N/A 479,900 16,314 - N/A 496,214 |. (271,792)1! (152,830); 42,489 |! 114,082 ! 526,036 |! 87,288 | 462,962 |! 
r 1999 N/A 502,776 17,130 N/A 519,906 | (281,322)!! (141,173)! 37,943 11 135,354 | 661,390}! = = 98,165 ! 561,127 |! 

J 2000 ; N/A $26,795 17,986 N/A 544,781 | (291,300): _ " 253,481 ! 914,871 |! 174,252 ! 735,379 |! 
2001 I N/A 552,017 18 ,886 N/A 570,903 ! (301,764)! ! t i 269,138 | 1,184,010 |! 175,370 | 910,749 |! 
2002 N/A 676,710 19,830 N/A 696,540 ! (341,290) 1! ; | 355,250 | 1,539,260 |! 219,413 | 1,130,162 |! 

3 RESIDUAL VALUE ! N/A a : ‘1 (7,133,470)! 2,219,563 3; (4,913,908); (3,374,64B)}} (3,034,972); (1,904,810)!! 
fee eee ewe come mm ewe eee eee me wee ee ee wees eee eww eeereewn ewe we ee ewe ee bee we ee ewe Po ee ee ee bee cee ee eee Phe ee be mew ewe ewe wmmmwe tb ho en Pew ewe weer eons t 

! { tt ho. / V4 preter eseornteeran yy gracrrreresecarcernny 

| | 0 4,268,423 160,778 218,115 4,647,316 $ = (2,556,354)1! = (7,897,618)! =. 2,432,007 1 (3,374,648)) ty (1,904,810); | ae 
| ) jREEITIOIIEINT Gioiisigicsisc: SSISSISLISISISS SSSSSISsIsesssrs SEEIIIOIIGIEIIS |ILIIIsssIIsssss| pIssssssssssssi2 | sssssssssssan22 | pszszesz2scs22224 PP 2ETSIISEIS2I2225 Ml 

| 3 NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES | ae | | | | | | | 

; 2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%. | . | | 
Y ) mel | 
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> | | : | | : a | 
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| do. | | 7 | | , | | 2



oo | eo co | | Se —_ | 

19-Nov-92 | a | | a | Lo | | | 

- | : OCCUPANCY STUDY | | | | | 
yo | ee | | me | | ANCHOR BANK / | : me | 

o | | , | , 
SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING) ; — | 
WITH DEPRECIATION - | | — 

se) os at at ' CUMULATIVE {1 = PV OF ——-SCUMULATIVE PV OF}{ 
Ynwnc en ene ene ne ence ne eneese=o=- OCCUPANCY COSTS------=--------2- 2222222222222 | pO, 1. NET OCCUPANCY | NET OCCUPANCY |! NET OCCUPANCY | NET OCCUPANCY 1} 
'  WEW «CAPITAL SQUARE MADISON TOTAL {OCCUPANCY COST |! SALES. =“ TAX ON GAIN |! COSTS NET OF | COSTS NET OF {{ COSTS NET OF | COSTS NET OF {} 

2 YEAR = FACILITY AND RAMP NEWSPAPER LOT © PROVIDENT © OCCUPANCY COSTS! TAX BENEFITS |! PROCEEDS ! FROM SALE |! TAX BENEFITS {| TAX BENEFITS {/ TAX BENEFITS | TAX BENEFITS |} 
ce ee we ecw ww bee ee cee ee wee ewe ee eum nme me cemene ween deumew mune wae ee ceuwtucwn lec wecwwc eww women bbc mw www wwe we lace ewe ce www wn! lee cece we bec ec eee lo ce ee wwe bec eww eww ence! I a 

' ‘ . . ' rt ' 4 j tt ' ni 

1993} N/A 91,078 12,783 117,251 221,112 | (159,910) 11 | ah 61,202} 61,202 !! 61,202 | 61,202 4 - 
a 1994 N/A 294,135 13,422 100,864 408,421} (222,590)! hod iM 185,830 } 247,032 |! 176,142: | 237,344 |! 

1995} N/A 341,160 14,093 N/A 355,253} (215,689) 11 (129,517)} 33,397 | 43,444 | 290,476 1! 39,032 | 276,376 {1 
1996 N/A 362,031 | 14,797 N/A s«376,828 | (224,381)! (176,143) 51,581 || 27,886 } 318,362 }1 23,748 | 300,124 1 

Q 197} N/A 441,821 15,537 N/A 457,358 | (246,315)! (164,486)! 47,035 |} 93,593 | 411,955 |} 75,550 | 375,674 {1 
1998 =} NA 479,900 16,314 N/A 496,214 | (271,792)}} (152,830)! 42,489 1! = 114,082 | 526,036 |! 87,288 | 462,962 {1 

7 1999} N/A 502,776 17,130 N/A 519,906 |  (281,322)1! > (141,173)! 37,943 | 135,354 | 661,390 |! 98,165 | 561,127 |! 
O 2000} N/A 526,795 17,986 N/a 544,781 | (291,300) |! ' 253,481 | = 914,871 $174,252 | 735,379 | 

2001 N/A 552,017 18, 886 N/A 570,903 | (301,764)}} u 269,138 | 1,184,010 |! "175,370 | 910,749 || 
2002 | N/A 676,710 19,830 N/A 696,540} = (341,290)1) 1) 355,250} 1,539,260 1! 219,413 | 1,130,162 11 

© RESIDUAL VALUE j N/A | Th (5,998,164)! 1,776,793 4} (4,221, 371)$ (2,682, 111)11 (2,607,241)! (1,477,079) 1! 
| . teen e wee eee e ewe nme meen ma mm cee emenneen pemweencwewneca maeanncucncwcune lame cma wwcmcnwwe! bec w meee mn lawmew ewww cw wen! low mcm mewn Loewe sete ree bl wc mm wn bee e ems wconeoocel tl 
| - ‘ t it t ‘ i porters scese emma yy porte ttt cette ten yy 

! 0 4,268,423 160,778 218,115 4,647,316 | (2,556,354)}! (6, 762,312)} 1,989,238 1! (2,682,111)! 1! (1,477,079) Wo 
£2) a PEISQSSISIS2m2 skisiecisssrsss xsrsssiisiscisis s2rsisssssssszs eoigissrscssrestsisesececesisesllerrsrezazzresistessisisissssisa] joisiessscszc2zs} pisrsisrrszssssss} ! 

co | | | ) | | | | | 

oT | | | | |
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20-Nov-92 | | . | | : | | | 

| : OCCUPANCY STUDY | | | | 
oY FOR Soe : | | | | | 

, ANCHOR BANK | | | . / | | | 

SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING) | , | : | | | 8 oe 
WITH APPRECIATION | | a | | 

4 | | | " i ot | CUMULATIVE |{ = PV OF © {CUMULATIVE PV OF {| 
— [ronsactesssccteteencecesa sees QCCUPANCY COSTS---n-n-en en ec nese tseeeeensenne- OCCUPANCY COST jp , 1| NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | HET OCCUPANCY |, 

| NEW CAPITAL SQUARE = MADISON | TOTAL | INCOME TAX !! © SALES = |-:*TAX ON GAIN |} COSTS NET OF | COSTS NET OF {| COSTS NET OF ; COSTS NET OF jy | 

oo) YEAR | FACILITY AND RAMP ss NEWSPAPER LOT ©» PROVIDENT = OCCUPANCY COSTS} BENEFITS {|} PROCEEDS ; FROM SALE |, TAX BENEFITS , TAX BENEFITS || TAX BENEFITS | TAX BENEFITS jj 
oe nee ccewencuwce lume cucmeucuee camemcccuancuen snuncauncceence cece enseenennee eee mme wwe cece beeen cee wee wee leew e ewe bee eww meee een! bene eee ee ba ee ee ee eee Pe ee ee nn Lae eee nent! 
| : ! : : ' 1 . / ' a too tt ' it 

1993 | N/A 91,078 12,783 117,251 221,112 | (159,910) 1; t i" 61,202 | 61,202 $61,202 | 61,202 1} | 
ay 1994 N/A 294,135 13,422 100,864 408,421; = (222,590) }} po ot 185,830 | 247,032 t) 176,142 | 237,344 1 

1995 N/A 341,160 14,093 N/A 355,253 | = (215,689)1; (124,667) | 31,505 1) 46,402 | 293,434 1} 41,690 | 279,034 jy 
| 1996 N/A 362,031 14,797 N/A 376,828 | (224,381) 1} (169,547) 49,009 1} 31,910} 325,344 1 27,175 | 306,209 1 

3 1997 ; N/A 441,821 15,537 N/A 457,358 | (246,315) 1) (158,327); 44,633 1 97,350 } 422,694 | 78,583 | 384,792 1) 
1998 1 CNA — 479,900 16,314 - N/A 496,214 | (271,792)11 (147,107); 40,257 {1 117,573 | 540,267 1 89,959 | 474,750 1 
1999 N/A 502,776 17,130 N/A 519,906 | (281,322) 1} (135,887) | 35,881}; 138,579 | 678,845 1} 100,504 | 575,254 3} 

a) 2000 N/A 526,795 17,986 N/A 544,781 | (291,300) )) Hl 253,481 | 932,327 1 174,252 | 749,507 31 
2001 N/A 552,017 18, 886 N/A 570,903. | (301,764) 1} bes oH 269,138 | 1,201,465 1} 175,370 | 924,877 
2002 N/A 676,710 19,830 | N/A 696,540 | (341,290) 1} | H 355,250 | 1,556,715 1} 219,413 | 1,144,289 1 

2D ———_RESIDUAL VALUE | N/A | tt (7,133,470)} 2,219,563}; (4,913,908); (3,357,193); (3,034,972); (1,890,682) 4 
| t : ' I 1 i bow reece cceeeee lt wan bocce cccecccccecell 
| pT TT teres seecceecoressss Seeceeesscrsses seueccesceseces eee eee porate oe eee pO TTT Hmmm ptt ttt ssn pr TTT esses poreccesesecscenrcncrt tt : 

| 0 4,268,423 160,778 218,115 4,647,316 |  (2,556,354)}; (7,869,003); 2,420,848 |} (3,357,193) Tt (1,890,682); i 
4 pESSISISIEzI52 SSIS SSSSSSSsSs SSS SSIS SSS lls SSS sess s sees zitrsssiirsisislirisrseiiesziss}lsocsrsssssisssslecessizsscicis] [ssssrsssssszsi2} Wesrizrizszsiscs} i 

oa NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES | a | | | 
po | | 
_ | 2, PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%. | ey | 
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| 20-Nov-92 | | . | | | | a | —_ 

: | OCCUPANCY STUDY | | | | or 
a es | FOR | So 

| ANCHOR BANK : | | | | 

SCENARIO THREE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT BUILDING) | | | | | | 
WITH DEPRECIATION | | Po | oe a 

*) | ; | ae | | i i | CUMULATIVE = }} PY OF iCUMULATIVE PY OF}; | 

| (Pane en nese seer ee nn rere renereee OCCUPANCY COSTS-----nacneeceeecreecee ee eceene- OCCUPANCY COST Tf} - ss HTNET OCCUPANCY | NET OCCUPANCY |! NET OCCUPANCY | NET OCCUPANCY {j | 
| NEW CAPITAL SQUARE == MADISON. | TOTAL «=| «INCOME TAX |! SALES = j-‘TAX ON GAIN |; COSTS NET OF { COSTS NET OF {} COSTS NET OF { COSTS NET OF jj 

9 YEAR | FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS} BENEFITS |! PROCEEDS | FROM SALE |; TAX BENEFITS | TAX BENEFITS |; TAX BENEFITS | TAX BENEFITS |; 
ewe ee we ewe we elon ce ee cee cee ee eee eben wwe etme en charm eee e eee cece wwe en bei eee cece lee lee eee Pane ee nee wee! I eee we cw we lammewecewancwne! bce cme wnee beeen ene amnwnwnen! l 

' . . ' uw ' ‘1 ’ ad ' t . 

19938 | N/A 91,078 12,783 117,251 221,112 | (159,910)1} pes a AS 61,202 | 61,202 |} 61,202 | 61,202 11 | 
dD 1994 N/A 294,135 13,422 100,864 408,421 } (222,590)11 ot 1} 185,830} 247,032 4} 176,142 | 237,344 {1 

| 1995 N/A 341,160 14,093 N/A 355,253 | (215,689)1! (124,667)! = 31,505 1} 46,402 | 293,434 Tt 41,690 | 279,034 |} 
1996 N/A 362,031 14,797 N/A 376,828. | (224,381)}} — (169,547)}. 49,009 |! 31,910 | 325,344 1} 27,175 | 306,209 1} 

9 1997 N/A 441,821 18,537 N/A 457,358 | (246,315)!! (158,327)! 44,633 |} 97,350 | 422,694 1 78,583 | 384,792 1} 
| 1998 ! N/A 479,900 16,314 N/A 496,214 | (271,792)1} (147,107)! 40,257 1} 117,573 | 540,267 |! 89,959 | 474,750 1 

1999 bo NSA 502,776 17,130 N/A 519,906 | (281,322)1! (135,887) 35,881 |! 138,579 | 678,845 |) 100,504 } 575,254 
D 2000 j N/A 526,795 17,986 N/A 544,781 | (291,300) }) + i 253,481 | =—--4932,527 14 174,252 | 749,507 }; 

2001 N/A 552,017 18,886 N/A 570,903 | (301,764)}} 1 re 269,138} 1,201,465 4! 175,370 | 924,877 | 
os 2002 N/A 676,710 19,830 N/A 696,540 | (341,290) 1} bo 855,250 $1,556,715 1 219,413 | 1,144,289 4 
€ —sRESIDUAL VALUE | N/A | bo 11 (5,998,164)! 1,776,793 $! (4,221,371) (2,664,656)3 (2,607,241); (1,462,952) )1 

- bo cece ee een eee eee eee eee caw e ence mm e nn mee ew enn em mene loc w cw eww wew wens ble c eee eee w en bene ewww w ween | bee ween eww se leer seer ssec ere lloe Deeceresescserccztl 
t ' it ‘ 4 . pret taresterrrrr nny prrerrereesresrrr net 

| 0 4,268,423 160,778 218,115 4,647,316 |  (2,956,354)1, (6,733,697); 1,978,078 |; (2,664,656); Th (1,462,952), Hoe 
#) pSszcsesssssss see SSSSSSSS SSS TSS ISS SSS SSls SSS sss essss piriisiiissisrstissrssssrszirss] | ssrssssss2rs222 | szssszsisiiseis | | SslssIirisisr22 | ppFESFESRIESEIIIE| 4 
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20-Nov-92 7 a | | — | | | 

| oe | Coe | EXHIBIT H | | | | =: 

| a | ae ——gccUPANCY STUDY - Osa | | os 
, | COPS FOR . | | 

ae : | ANCHOR BANK | | 7 a oe 

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

| | eat | oo ee Mo 7 + CUMULATIVE !! 9 PV OF —— ICUMULATIVE PY OF}! 

\ Vnnnenecnnncnencnnsennnensne===QCCUPANCY COSTS-----2-nraneeceeennccetec tees OCCUPANCY COST fy TL NET OCCUPANCY | NET OCCUPANCY |! NET OCCUPANCY | NET OCCUPANCY }; | 

| NEW CAPITAL SQUARE = MADISON TOTAL | ~INCOME TAX '! SALES =| ‘TAX ON GAIN !! COSTS NET OF { COSTS NET OF |; COSTS NET OF {| COSTS NET OF {j 

| YEAR ' FACILITY. AND RAMP ~=—-s“NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS! BENEFITS |! PROCEEDS + | FROM SALE, TAX BENEFITS | TAX BENEFITS j, TAX BENEFITS | TAX BENEFITS 11 

| 1993 N/a 91,078 12,783 117,251 221,112 | (159,910)! 61,203 | 61,203 |! 61,203} 61,203 |} 

1994 N/A 305,832 13,422 100, 863 420,118} = (227,153) 1} + 192,965 | 254,168}! 182,905 | 244,108 |! 

J 1995 N/A 359,025 N/A N/A 359,025 | (217,161)!4 (1,129,808)! 138,039 | (849,904)! (595,737)! (763,598)! (519,490) 1} 

1996} N/A 380,790 OWA N/A 380,790 | (225,926)! : 154,864 | (440,873)! 131,884 | (387,606)!! 

1997 te N/A 461,519 N/A N/A 461,519 | (247,937)! | 4 213,581 | (227,291) 1} 172,407 | (215,199)! 

) 1998 ; N/A 500,581 N/A N/A 500,581 | (273,495) 1} ou 227,086 | (205)! 173,751 | (41,448)1! 

1999 N/A «S524, 492 N/A N/A 524,492 | (283,110)! = | ty 244,381 | 241,176 1! 175,061 | 133,613 |! 

2000 ; N/A 549,597 N/A N/A 549,597 | (293,178)! tr 256,419 | 497,595 |! 176,272 | 309,885 |! | 

) 2001 | N/A 575,958 N/A N/A 575,958 | (303,736) }! «| uN 272,222} 769,817 1 177,380 | 487,264 {1 

| 2002 ! N/A 701,625 N/A N/A 701,625 | (343,273) {| | pa 358,351 $ 1,128,169 |! 221,328 | 708,593 |} 

5 RESIDUAL VALUE ! N/A 1! (6,052,387)! 2,009,921 1! (4,042,466)! —(2,914,297)1} (2,496,744), (1,788,152) 1} 
. lice ce wee mwe emo en wee we enews emma enema meee ene ew ewes eeneee oe nee nce we bec meecnwe conn we Phew ecw e cane e nn leew e eee eee e een one nee eee eee berrerrerercrrrs! beeen eee ee eee eee bssrrrerrsssrses!! 

t oe ' tt ' tt grater cerocernnn ae pr rererrocererernrrerniy 

| ! 0 4,450,497 26,205 218,115 4,694,817 |  (2,574,879)'!  (7,182,195)} 2,147,960 1} (2,914,297) | 11 (1,788,152)! 4 

} prrzrsssssssss SSIISISSLsssass SSSsssslslssles eSeSStiseeasces siririiisiisize|ssrisisrssncrss| [rsszgszssicrrieyszisieciscisrec] prssseszcrsrs22| Vesrisrissrrrirse | Ht 

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

J 2, PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%. | | oe a | 

) | en oe | - | | | | 7 
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| mh HH EE EE EEE OE CUElUCUC LUC ElUC ElUCU ElCU ElCUCUlCUCUlCUCUe CU 
| | : - , 

: , : : : 

| 20-Nov-92 - | Oe es | | | 

AKCHOR BANK | | - Oo a 

BENEFITS FROM SALE OF PROPERTIES - 1/1/95. | | | : | : . a | 

O | PROVIDENT ‘HADISON | | OE see - | 
| BUILDING NEWSPAPER LOT “TOTAL | os oe : 8 7 

oa, Soreness eaenaase saw sew seer eee ees Seeman eee sen™ - 

") SALES PRICE 685,000 $50,000 += 1,235,000 | | | - 
“LESS: 3% SALES COSTS (20,550) (16,500) (37,050) | a | | | 

/ LESS: ACCRUED REAL ESTATE TAX PAYMENT (41,117) (27,025) (68,142) ve | 

SALES PROCEEDS | 623,333 506,475 1,129,808 | | | | | | 7 

fy ge ee ed | | | | | oe 

ORIGINAL COST = 774,124 583,470 1,357,594 | 

oo LESS: ACCUMULATED | | | 

9 DEPRECIATION (AS OF 12/31/94) (513,590) 0 (513,590) | 

: BASIS 260,534 583,470 844,004 
3 firmrsrissssssss srsssssssscssss BRRea SSSR SsSeES : | ; , 

TAXABLE GAIN 403,916 (49,970) -—--353,.946 | | - . 
| ) troirsresrerrerts srerrsissstssif ssssrsissessscs . 

oe | | : Oo | | : —_ Oo 

ANCHOR BANK | Ss | — Se | | | 
' BENEFITS FROM SALE OF PROPERTIES - 1/1/03 - a a | | 

CAPITAL SQUARE | oe | | | 7 co | | | 
AND PARKING RAMP TOTAL ae OO . os 

SALES PRICE 6,760,000 6,760,000 | oo | 7 | 
- LESS: 3% SALES COSTS = | (202,800) (202,800) | | | | 
“) LESS: ACCRUED REAL ESTATE TAX PAYMENT (504,813) (504,813) | | ear woe oe 

SALES PROCEEDS. | 6,052,387 6,052,387 a en | | | | - & 
> _ (“RSESESSsSee ee Ses Tansscseananawas . ‘ | . . - 

. ORIGINAL COST 7,440,515 7,440,515 | ee | | a 
2) LESS: ‘ACCUMULATED ale | | | 

DEPRECIATION (AS OF 12/31/02) (6,036,959) (6,036,959) | a | nosy | ce | 
a | nwnastnecteadae siceresceanenns |) | | | | 7 

BASIS : 1,403,556 1,403,556 : / | | 

) TAXABLE GAIN A 153,644 5,183, 644 ce | | Oo! 

a i a ne | | - | a | | | |
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18-Nov-92 | - | a | | | | | | 

aa , | | | a OCCUPANCY STUDY . | a 
n., . | FOR | : 

: | — | ANCHOR BANK ee | 
7 | : | | SCENARIO FOUR | 

a we, | | STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES 

vy SS 1993 «1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL 

OCCUPANCY COSTS — | a | Oe . So | | 
5 CASH OCCUPANCY COSTS | | | oe . os 
> OPERATING EXPENSES | | | | ae | 

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 
*y 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 2,627,594.99 
7 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 34,277.25 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 
a . nee oe we wna wie he ee ne we we ee cre nn wee we he eee kn cee e cc wb ewe deeb cece wenn ct ewe een ee eee re ee ee ee eee cee ene wb ew cence ee we w cee n an ecene nce cmne cece eenen 

3 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 =——s0.00 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 

2 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 (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) (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 (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) 

J TOTAL INCOHE (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) | 

ry 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 «224,517.21 225,227.12 225,938.03 2,285,312.51 coe | 

7 TAXABLE OCCUPANCY COSTS 470,025.33 671,317.34 579,196.80 601,672.01 683,111.11 723,644.78 748,298.92 «774,114.36 B01, 185.49 927,562.63 6,980, 128.77 oP OSs, 

cy TAK 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) oo 

NET OCCUPANCY COSTS AFTER TAXES 310,115.45 444,164.83 362,036.30 375,746.18 435,174.03 450,149.56 465,188.59 480,936.01 497,449.40 = 584,289.46 4,405,249.80 
oO | PSRRSERIRESE RE TERRE RR Asa Pasa ATSTssaassssa sss AseaHe Taps saRaa Tess sAsesrasssasssasesarssTapescssaghasasaTssagass scan ie sssscagssascsasassessscsgesssssceesaeeensss | | 

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

a | | a | | OOS. 

J | : | | | | | 7 |



ce | | | | | a | | oo 

18-Nov-92 | a 

| | a OCCUPANCY STUDY | | a | 
i | | | a FOR | os | | 

- nr | ANCHOR BANK rn | oe 
| | SCENARIO FOUR es ta | 

| STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING | | | 

| 1993 19941995 1996 1997 1998 1999 2000 2001 2002 TOTAL 
ny won een ee wn eo oe ee eee re ce ee ee ee ce ee ee ee ee ee ee ee ee ee ee ee eee ee bee ee eee ee ee nen eee eee tenn eee ence nee e nee we nonce , | | . . : | 

OCCUPANCY COSTS | | 
oe CASH OCCUPANCY COSTS | _ eae a | | 

fy OPERATING EXPENSES oo | | | | 
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 «279,076.19 293,030.00 2,375,834. 98 
UTILITIES 193,958.68 203,656.61 213,839.44 224,531.41 235,757.98 «247,545.88 259,925.18 «272,919.34 286,565.30 300,893.57 2,439,591.40 

y REAL ESTATE TAXES © 234,622.17 246,353.28 258,670.95 271,604.49 285,184.72 299,443.96 314,416.15 330,136.96 346,643.81 563,976.00 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 

4 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 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 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 676,931.40 758,902.97 730,104.37 765,490.84 827,646.63 841,660.21 882,624.47 925,636.95 970,800.04 —1,043,221.30 8,423,019.19 

| ) INCOME | | Bs | | | 
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) 

“ ; . eee ne ee ee eee ee eee eee eee eee ee eee ee eee 

a TOTAL INCOME | ———- ($53,652.52) (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) 

Py WET CASH OUTLAY BEFORE TAXES -—»=«'123,278.88 326,731.88 375,220.30 396,026.39 475,267.46 516,722.44 541,439.81 567,393.05 994,643.95 715,130.90 4,631,855.05 

| 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 $30,833.99 $52,350.49 632,301.96 675,227.85 700,688.88 «727,352.17 755,312.98 876,510.84 6,206, 608.63 

| 4 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) 
p | | wa cwenepecenew bccn cepeaebedeeclee ne een ease webew een cneuteaceccusdecansuselinenncccedetenecen sateen ended ac seeenecnenen cence nneee nen eanec nn eencednmencnennpeees 

“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 | 7 
| 3 | . SELSGISSISESe Ia IAT Es asses ress sesstsssTessreszerese sae Ie ssssetssslessesorsScaTesTaL Ie Tisgsse sees ies ee sere ss reasseassssassasaszssasesseslsasscasslacesasesses 

| - = | 

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

| | | : | : 

. : . . : ; . . sos . . wo 

oy | | | | - | |
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18-Nov-92 ae | | | | | | | | | : es 

y | | | | : | Be 

oe tar | OCCUPANCY STUDY | we | | 
+ a | | FOR | | | | 
— | . | ANCHOR BANK | | | . 

| , ae | SCENARIO FOUR | , a | | a 
*y | : STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP | 7 | 

| 1993 1994 1995 1996 = (1997 (ts«1998 1999 2000-2002. 2002 TOTAL | 
yO - we tanto cnerennannncenn sn ewennneennsnatecnascener ananassae centennannecnns ac ac cw escearananoncaseceneancanascnamanccacancenawnacaasanacan nates as | 
~ OCCUPANCY COSTS | | | _ 

CASH OCCUPANCY COSTS 3 | | | | | o | 
5 OPERATING EXPENSES / ee | | | 
. MAINTENANCE 4,094.15 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 | 
3 . | cog 
‘7 INCOME | oe ee | | | 

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) 
5 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) 

“WET 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 | 
“5 . . . : : . : 

“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 19,737.96 26,631.60 29,501.31 30,086.13 30,993.58 29,534.33 29,042.13 28,524.94 27,982.23 31,141.60 283,175.79 | pees 

2 - : . 

, | 

3 | | : 

aD | ake eS : 7 | a | a |
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18-Nov-92 | - | _ ee Be | | a . | 

| | | : | | | OCCUPANCY STUDY | | | | 
. Soule. | : FOR | , | | 

: | ANCHOR BANK | | | 

a SCENARIO FOUR : | 
A | | STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING | | | | | | 

1993 1994 1995 1996197 1998 1999 2000 2001 «=—«(2002 TOTAL | 

3 OCCUPANCY COSTS | a 7 | ce | a | 

CASH OCCUPANCY COSTS | | | : | ; a , | 
ry OPERATING EXPENSES | | | . | | coke oe 
~ MAINTENANCE | 25,200.00 26,460.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 $1,660.00 

UTILITIES 27,086.71 28,441.05 0,00 0.00 0.00 0.00 0.00 = 0,00 0.00 0.00 95,527.76 - 
2 REAL ESTATE TAXES 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 
‘ INSURANCE | 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 

9) TOTAL OPERATING EXPENSES 92,251.29 96,863.85 0.00 0.00 0.00 0.00 = 0.00.00 00 0.00 189,115.14 

CAPITALIZED EXPENDITURES «25,000.00 °+—»-4000..00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 29,000.00 

2 TOTAL CASH OCCUPANCY COSTS 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 

ey 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 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 218,115.14 | | | 

=} DEPRECIATION 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 | | 

<y _TANABLE OCCUPANCY COSTS 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 | 

TAX BENEFITS (1) (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) 

v NET OCCUPANCY COSTS AFTER TAXES 100,994.85 83,001.99 0.00000 0.00 0.00 © 0.00 0.00 0.00 =—--0.00-:183,996.83 fs | 

3 (1) CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. | | | ao 7 , | 

a | | | | | | 

al | ; : | : - , : io) 

ee | | a | | a | |



18-Nov-92 | 7 wn ) = | as | | | es | 

| ; | a OCCUPANCY STUDY | | | | | a 
+ | | | oF: | FOR | | | | | | | 

: | oe ANCHOR BANK | : | 
| | SCENARIO FOUR | | 

) | | | STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT = | | | : lege 

1993 1994 1995 1996 1997 1998 = 1999 2000 = ts«(2001 2002 TOTAL ee 

“OCCUPANCY COSTS” : | | | | | | | , | 
CASH OCCUPANCY COSTS oa | oo | 

y OPERATING EXPENSES | ‘ | a 
MAINTENANCE 1,706.25 1,791.56 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 3,497.81 | 
UTILITIES 0,00 0.00 0.00 0.00 0.00. 0.00 0.00 0.00 0.00 0.00 0.00 

5 REAL ESTATE TAXES 24,512.76 25,738.40 (0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 = 50,251.17 | 
° INSURANCE 1,755.60 1,843.38 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 3,598.98 

5 TOTAL OPERATING EXPENSES «27,974.61 29,373.35 0.00 0.00 0.00 = 0.00 «00 0.00 0,00 0.00 57,347.96 

TOTAL CASH OCCUPANCY EXPENSES 27,974.61 29,373.35 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 57,347.96 

> sweo oe | | | a | 
PARKING INCOME - EMPLOYEES (15,192.00) (15,951.60) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (31,143.60) | | 

2 yoraL TWCOME | (15,192.00) (15,951.60) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (31,143.60) a | 

3) NET CASH OUTLAY BEFORE ‘TAXES 12,782.61 13,421.75 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 26,204.36 | | 

DEPRECIATION | | 0.00 0.00 = 0,00 0.00 0.00 0.00 0.00 0.00. 0.00 0.00 = 0.00 | | 

 ——YexapLe occueaNcy costs oe 12,782.61 13,421.75 0.00 0.00 = 0.00 0.00 0.00 0.00 0.00 0.00 26,204.36 | | 

yy —CTAX BENEFITS. (4,985.22) (5,234.48) 0.00 0.00 0.00. 0.00 0.00 0.00 _ 0,00 0.00 (10,219.70) | | 

NET OCCUPANCY COSTS AFTER TAXES 7,797.39 8,187.26 => 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 15,984.66 soe oe 
3 | | | DESHER ESE BESSSRERSSESSSSGPEASERSSSESEESS RATERS SESARSSSISS TBST ESISRRASSASSSSSSAGNITERCSESECERGSRANNN nes nes 

) | oe | 7 | - a 

d | | Chae ae le | a | | |



— 16-Hov-92 oo | ae oo | | | : oo | 

| | , | | : OCCUPANCY STUDY | | | os | 
- po | a | «FOR | : | | | 

| | ANCHOR BANK | 7 | ; | 

: a | INCOME FROM RENTAL ACTIVITY = | ; | - 
7 | | | | SCHEDULE 11 | | 

| NEVIASER INVESTMENTS AMERICAN PETROLEUM “'WISC. ASSOC. OF IND. ' HCCUSKER & ' STATE OF WIS ‘COYNE, NESS 4 

y — IWC, + COLLEGES & UNIV. | ROBERTSON, S.C. + DEPT OF ADMIN 4 & BECKER ! 

SQUARE FOOTAGE - 1,119 8G 4,060 1,380 4 495 2,854 ! 

PARKING SPACES 3.00 | 3.00 ot 3.00 bole 4.00 1.00 900 3 

5 EXPIRATION DATES 2/28/95 6/30/97 ! 6/31/94 11/30/92 12/31/93 3/31/94 

ANNUAL 1 ANNUAL | | ANNUAL ‘ANNUAL | TF ANNUAL 1 ANNUAL 

RENT PSF PARKING 3} RENT PSF PARKING =| RENT PSF PARKING «= }_—sRENT PSF PARKING | RENT = = PSF_—s= PARKING =} ~— RENT PSF ss PARKING ! 

y | wanna ennenesncnnnnccnepeceennnes leew eene neces enneenennnennnnnenan Leneannarentnsnnaesnencasecenane fonsarnantanansannsncaenaanmarnace [racsoconanmanansccstcansecaaascns jeemcnn senses aes cess e SSeS SS | 
, j 4 co ‘ i t i 

' . § i t i ' 

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 15.43 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 | 9,825.28 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 1,281.05, 42,249.01 14.80 10,947.57 | 

5 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 5 44,361.46 15.54 11,494.94 | 

| 1998 96,649.83 23.82 4,039.28! 21,658.46 23.14 3,605.13 | 24,888.25 23.48 5,942.44 | 0.00 ' 44,371.67 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 t 11,940.25 24.12 1,425.10} 48,908.51 17.14 12,673.18 | 

3 | 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 | 0.000 t 13,164.13 26.59 1,571.17 | $3,921.64 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 | 13,822.33 27.92 1,649.73 | 13,642.82 19.12 3,535.13 $ 

4 po  mpemaeeerones Costrenesenepocconseceeese 0 teeneneanapeteceresene wo ecansctec portance csces wosnncsecepoocecontenees wagtcnwane| sononsoesees sanecsennee| 
“TOTAL REVENUE 262,539.79 39,344.48 | 200,406.69 33,107.55 $234,794.56 38,701.33 | 134,060.12 22,047.84 ! 112,069.02 13,325.06 $ 416,025.18 «107,356.81 | 

ewe ewe wees Sv wwewewewlewerweewscceve : jwwvewwwveluonwecucvce we wwe wees | woe ee cee wence wweevvewveteccvwnccessane we wevwceseblccwwcaworenee | pew weewoonel 

“sceercenucewee orecewoconayprearesernnoee cone ewswnyorenwewmeeeee wee emoeowmatrenenreceeewnen crerenecwen prose eewweeeene : enc onnwawwn penn enneeesene ~cecccoewwny 

J | | | ee | | 

2 | | | | | _ ae | | | 

| . | 

| . | | Oo 

| : | oes |
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( 16-Nov-92 | | | | ee | 7 | | | 

, | OCCUPANCY STUDY = | | | : | 
| | | | ce | FOR | | | 

| | 3 - | ANCHOR BANK 7 

| | oe oo INCOME FROM RENTAL ACTIVITY oe | | 
7 | a SCHEDULE 11 7 | | 

4) | | | | | 

) Be WHEELER VAN SICKLE | | | | — } WISC AUTO & TRUCK ' STROUD STROUD, WILLINK, 4 
5 ~ & ANDERSON | 1 THOMAS T. GEORGE + ROBERT 0. BURR ' DEALERS ASSOC. / ' THOMPSON & HOWARD 

SQUARE FOOTAGE Pons 6,625 460 475 Vs 5,622 9,939 
PARKING SPACES Pe: | Set 22.00 bow 1.00 toe 1.00 t. 18.00 a 33.00 ! 

> EXPIRATION DATES : 1/31/98 toe 12/31/94 12/31/94 2/28/94 ' 8/31/97 
| | ANNUAL STORAGE ANNUAL | ' ANNUAL | 1 ANNUAL ' ANNUAL : | 

RENT PSF (156 SF) PSF PARKING ! RENT PSF —s PARKING «| «RENT «= sPSF_~—SSPARKING =} RENT PSF «PARKING «=| RENT. PSF PARKING | 

. : : ( 

| 4 . ' ' ’ t 

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 73,427.06 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 3,038.40 | 147,619.99 14.85 33,422.40 | 

1995 | 0.00 0.00 ' 9176.96 19.95 1,172.40! 9,476.21 19.95 1,172.40} 0.00 ' $52,048.59 15.30 —-33,422.40! 
1996 0.00 | 0.00 4 9,635.81 20.95 1,231.02 | 9,950.02 20.95 1,251.02 | 0.00 ' 156,610.05 15.76 33,422.40! 

) 1997 0.00 0.00 ' 10,117.60 24.99 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 | 9.00 172,196.66 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 41,712.38 25.46 1,496.31 1 12,094.31 25.46 1,496.31 | | 0.00  $ 189,846.82 19.10 47,813.30 ! 

2001 0.00 0.00 | 12,298.00 26.73 1,571.13 $12,699.03 26.73 1,571.13 | 0.00 ' 199,339.16 - 20.06 50,203.96 ! 
2002 | 0.00 0.00 $42,912.90 28.07 1,649.68 | 13,333.98 28.07 1,649.68 | 0.00 ' 209,306.12 21.06 52,714.16 ! 

. . we naeuwncncucun wammeucuuan eww ews ewmoccewes | wewnmenunescen wc ewe wes | sews euwwewe wwe wwe ucucs la mnwaneecunneun wwe wen wen nace buwewune < t 

) : | . oo ' i . oe PTS eee 

TOTAL REVENUE 195,437.46 1,482.00 | 35,279.20 | 104,651.73 13,220.98 $108,064. 30 13,220.98 | 120,404.50 21,268.80 ! 1,715,091.10 409,826.21 | 
Siassesenncnaen snacecenae SSESRESESEEEE | rzeezzeresses zigiisssacjissiscssiis rrisirssissprsssissssssss SEIIIIIGIIIg | IIssiiissrz222 ssrscescssssss] 

) a | | | | | 

| | | | : | | a 
- | | - | | | 

, eae | | | | : | —_ eo 

a : , | Oo
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16-Nov-92 | | | | | | 

a a | | OCCUPANCY STUDY | ele | - | | 

* | SS | FOR | | Dusk | : | 
: | | | ANCHOR BANK | | 

INCOME FROM RENTAL ACTIVITY 
yp ts | SCHEDULE 11 | | : : | 

) | | oe . | 

— MONTZINGO & | - | Le | | | oo | 
5 . GUSTIN ADV. LTD TOTALS 4 

SQUARE FOOTAGE | 2,358 1 338,323 | | to / | | 
PARKING SPACES 7.00 ! | 105 | : ! ho S | | | 

>) —_ EXPIRATION DATES 4/30/94 PARKING TO BE! S 
| ANNUAL ' ANNUAL | LEASED TO | AVERAGE , 

| RENT PSF PARKING | RENT PSF «STORAGE «= PSF_-«=—=sPARKING }©— UNRELATED |S FOOTAGE | 7 
wee ee ee eee ew ecw ee wwe n eee e cee cee cee eee eee eee ene cece e wen meme m een enn en ewenene lene enone ) an — 

1993 40,086.00 17.00 7,089.60 ! 552,716.52 16.59 936.00 © 6.00 106,360.88 1 33,323 | 
> 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 ; 
5 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 1 324,937.78 18.74 0.00 © 0.00 74,096.25 13,195.40 | 17,338 - | 
- 1999 0.00 ' 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 | 376,156.09 21.70 0.00 0.00. 82,302.80 15,275.50 | 17,338 
2002 0.00 "+ 328,090.40 22.82 0.00 0.00 73,037.82 16,039.10 | 14,376 : | 

‘> * “aseeceeceene wo ronenenepseerencascces “Tee eeeeeeees . monet erent nner ees c enn nn | a = 

TOTAL REVENUE 186,137.67 34,093.37 13,789, 682.14 1,482.00 780,792.61 113,500.00 | 
| weewseceoures weroceesevelancevernceswe ww eveeerrvouee ee ee eee ee : 

secenaeseenee woe cececespreerceceseccre “seececceecee wrseewrenennaeccenncsseerel . 

do | : | | | | | | | 

S | . | a | fe im
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16-Nov-92 | | | : | | | | | 

| | OCCUPANCY. STUDY a Be a a 
, a | : os | FOR | : | | | He | 

- Re ANCHOR BANK on —_ 
| | SCHEDULE OF EMPLOYEE PARKING | | | once : 

i) | | we | . | 

: | SQ. FT. SPACES © SQ. FT. EMPLOYEE CUMULATIVE NEW EMPL PREV. LESS. SPACES : 
| DATE LEASED ~—_LEASED LOST SPACES SPACES «RATE. ~—=sSPACES EMP. SPACES FROM PROV. SP | | | 

"y FRR ee ee ee ee mene meena TT : 

| 3992 33,898 107 oO 0 9 42.20 0.00 50,133.60 | | OO 
a 1/1/93 33,323,108 575 2 101 42.20 1,012.80 50,133.60 | | | | 

ry | 1/1/94 33,323 105 0 0 101 44.31 0.00 53,703.72 | 
| 3/1/98 27,701 87 5,622 18 119443 7,975.80 (7,975.80) 7 ; - ae 

5/1/96 27,701 87 0 0 119 44.31 0.00 9.00 epee 
*) | 8/1/94 21,076 15 6,625 121381 44.31 2,658.60 | 0.00 | | 

1/1/95 21,076 5 0 oOo 4B! 46.53 0.00 73,138.09 | | | 
| 12/1/95 21,076 15 0 oO 13 46.53 0.00 mo | 

ry 1/1/96 24,076 5 0 0 131 48.85 0.00 76,794.99 
| 1/4/97 24,076 5 0 0 131 51.29 0.00 80,634.74 

5/1/97 ‘18,718 68 2,358 7 138 51.29 2,513.42 | | | 
cy) 1/1/97 21,076 68 9 0 138 $1.29 0.00 _ oe FY 

12/1/97 19,696 = 1,380 { 142 51.29 205.18 | | : 
— , 1/1/98 ‘19,696 64 0 90 142 53.86 0.00 91,775.88 

x 3/1/98 19,696 64 0 0 142 53.86 0.00 - 
. 1/1/99 19,696 64 0 0 142 56.55 0.00 96,364.67 : | oe 

| 4/1/99 «19,696 0 0 142 56.55 0.00 | 
“ 9/1/99 19,696 64 0 0 142 56.55 0.00 | | 
“ 1/1/00 19,696 64 0 0 142 59.38 0.00 101,182.90 | | | 

| 1/1/0l 19,696 64 0 0 14 62.35 0.00 106,242.05 | 
9 | 1/1/02 19,696 64 0 0 142 65.47 0.00 111,554.15 | | 

| 4/1/02 16,842 55 2,854 9 151 65.47 5,302.75 | 
| 7/1/02 15,906 = S22 (tttsCé 3154s 65.47 1,178.39 - | | 

2 | 9/1/02 18,636 61 1,060 3 157 65.47 785.59 Oo | SF: | 

| 2 | : | 21,410 21,632.53 841,524.78 . 863,157.32 : | | 
2 : | ; | - - . opehesenneste . . SERREPSRDS REET RES TER BSossssssises | . 2 : : 

2 ; | | | 7 | | | | 

oa | | | 7 7 “ | | ee | 

9 | | | oe Im 

. : | 
| >



20-Nov-92 | oe ee | 

re OCCUPANCY STUDY — | : oe | | | 
4 | FOR OO 7 | 

| | | ANCHOR BANK | A oe , 

y , | a | | | | es | 
SCENARIO FOUR (KEEP ALL DOKNTOWN HOLDINGS EXCEPT PROVIDENT AND MADISON NEWSPAPER LOT) | aa , 
WITH APPRECIATION | | | , Pee 

2 | | | bee + t ' CUMULATIVE $! PV OF  SCUMULATIVE PV OFI! | 
banana anna nner nsnn een n n= =- OCCUPANCY COSTS-----2--a nee e een een cer ecc ene e OCCUPANCY COST jf TENET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY |, 

| | NEW CAPITAL SQUARE MADISON TOTAL | INCOME TAX !! SALES =| “TAX ON GAIN |! COSTS NET OF | COSTS NET OF {; COSTS NET OF | COSTS NET OF |, 
y YEAR | FACILITY AND RAMP NEWSPAPER LOT | PROVIDENT | OCCUPANCY COSTS! BENEFITS {! PROCEEDS | FROM SALE |} TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS (y 

we cme meme einen lemme emae eee mec ememeseenwes. aewwncewennaeeen eee eueaunneucses meee ene mewc cn lone cen wen wwcswn! bocce eee nw www en lene wwe w wwe ee! bocce ee ween n bee ee ee ee eee en Hee ne eee Pee eee cee eee ee tl 

t : ' it ' At : t re ( tt 

1993 N/A 91,078 12,783 117,251 221,112} (159,910) 15 at ho 64,202 | 61,202 1 61,202 } 61,202 43} 
) 1994} N/A (305, 832 13,422 100,863 420,117 | (227,153); bo Hl 192,964 | 254,166}; 182,904 | 244,106 11 | 

1995 ~ N/A 359,025 N/A N/A 359,025 | (217,161)}! (1,129,808); 138,039 |! (849,905); = (595,739) 1) (763,599) (519,492)1} 
; 19%6 N/A 380,790 N/A N/A 380,790 | (225,926) 1} | et 154,864 | (440,875)}} 131,884 | (387,608); | 
J 1997 N/A 461,519 NA N/A 461,519 | (247,937) 11 to i 213,582 | (227,293)'! 172,407 | (215,201) 

1998 N/A 500,581 N/A N/A 500,581 } (273,495) 1 , i 227,086 | (207)1} 173,751 | (41,450) }) 
1999 N/A 524,492 N/A NIA 524,492 | (283,110)1) th 241,382 | 241,175 $} 175,061 | 133,612 |) 

5 2000 N/A 549,597 N/A N/A 549,597 | (293,178)1) it 256,419 | 497,594 1) 176,272 | 309,884 |} 
2001 ' N/A 575,958 N/A N/A 575,958 } (303,736)}) 4d | 272,222 | 769,816 |) 177,380 | 487,263 31 
2002 N/A 701,625 | N/A N/a 701,625 | (343,273) i i 358,352; 1,128,168 3} 221,329 | 708,592 {4 

3 RESIDUAL VALUE | N/A | $Y (6,595,695)! 2, 228,811 1! = (4,373,884); (3,245,715))) — (2,701,437)} (1,992,846) 1 
bo new ewe nes eewwe meee wma nnn eee eee eee weeen Been sannseusee ec wee ew cee wnn benu nen cececucen | lone c cmc cence cwes bapa neem wen nec cn ecw e ce cn mee nwn loce ecw e rer rer tellin eee een ee ee cctessrrsrtizs!! 

‘ t vt i A gprettetst etter ap porter cesccessoryy 

-_ | 0 4,450,497 26,205 218,114 4,694,816 | — (2,574,879)'! (7,725,503)! 2,359,850}; = (3,245,715) | t1 (1,992,846) + He 
Y prsssesseasii2 SSoscecanensasan ssscssaissesecs sancnsncasaacae SEESEISTEIIILIE|ILsIsTIsTesss25| |ssssesecszsseesjssssssesessseesy ssTssTesTsTTsTs | Visigsrrrrsres2s2) HW 

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

2. PRESENT VALUE IS CALCULATED USING AN AFTER TAX DISCOUNT RATE OF 5.5%. | | | oe oe 7 | 

2 | OS | | . a oe a : en 

> | : te | ae | : 

>, | — - | on | a 

3 Pa es | | | mo | | | 

B, = | | | | | | 5



nat mah ew ew He mem EEE Ee EE EE He Ee Ee CUE CE 

- 20-Nov-92 | | he es 7 : : os OE | 

oe ~ geeupancy STUDY | Sn | a | os 
‘ 7 a | FOR | | , — : | : ny 

| ANCHOR BANK | | | | | | 

SCENARIO FOUR (KEEP ALL DOWNTOWN HOLDINGS EXCEPT PROVIDENT AND MADISON NEWSPAPER LOT) | as ae | 
WITH DEPRECIATION : | | | oe | | 

4 | 4 od Pt ke A | ' CUMULATIVE {1 PV OF ‘CUMULATIVE PV OF!! | 
leennecenenneneeeeeeeceen sees QCCUPANCY COSTS-nana-as2e-neeeceaseeseseeeeees OCCUPANCY COST !! bo '! NET OCCUPANCY | NET OCCUPANCY !! NET OCCUPANCY | NET OCCUPANCY $$ 

| ' NEW CAPITAL SQUARE MADISON — “TOTAL | -sCINCOME TAX !! SALES} TAX ON GAIN !! COSTS NET OF ! COSTS NET OF {1 COSTS NET OF ! COSTS NET OF |! | 
29 YEAR ‘FACILITY —»AND RAMP «=—=sCNEWSPAPER LOT PROVIDENT OCCUPANCY COSTS} BENEFITS |! PROCEEDS | FROM SALE !! TAX BENEFITS | TAX BENEFITS {! TAX BENEFITS | TAX BENEFITS 1 

emcee wenn wwennlacnenucuanewn adenmucaccandan cawuceucuuescuce senmweuneneween cemeeeee ewww eee ec wee ewe ee eb wee ee eee fio ee ee eee Pee oe ee ed bec ewww cw cme a | Peewee meee ewe lm meme nnnewcunne ll 

' ' it \ tt \ i ‘ it . 

| 1993 N/A 91,078 12,783 = AA7,251 sek LZ | (159, 910)1f 61,202! 61,202 |! 61,202! 61,202 
9 1994 N/A «305,832 13,422 100,863 = 420,117 $ (227,153)! 11 192,964} 254,166 $f 182,904 | = 244,106 1 

| 1995} N/A 359,025 N/A N/a «359,025 $ «(247 161)}! (4,129,808)! 138,039 1! = (B49,905)} (595, 739)1F (763,599)! (519,492)! 
1996} N/A 380,790 N/A WA 380,790! (225,926)! ! tt 154,864! = (440,875)!! 131,886! = (387,608)! 

3 197 N/A 461,519 N/A WA 461,519! (247, 937)!1 ‘1 943,582} (227,293)! 72,407} = (215,201) 1} 
1998 N/A 500, 581 NA OA 500,581! (273,495) !! 997,086 | (207)!! 473,751 $ (41,450) 11 | 
1999 $A 524, 492 N/A NA «524,492 | (283,110)! ! HE aa82 $A ATS HE 175, 061 | 133,612 11 

9 2000} NA 549,597 N/A OWA 549,597 | (293,178)! 1 956,419 | 497,594 $$ 176,272 | 309,884 |! 
2001} N/A 575,958 N/A N/A 575,958 | (303,736)! ‘1 272,222 1 «169,816 $$ 177,380 | 487,263 |! 
2002} N/A 701,62 = sN/ N/A 701,625! (343,273)! ! 358,352 1 1,128,168 1! 221,329 | 708,592 1! 

7) RESIDUAL VALUE ! NA | | of 11 (5,545,809)! 1,812,356 1} (3,733,453)! (2,605,284)!! (2,305,889)! (1,597,297)! | 
. fo ee eee eee ce cece cocmc eee nmneee eum maeeweesnnen semen menecenen | mewn ceunecae! Peo ee eee ween femme cwncwe women oe eee en lew see cece we wow bo wee beer e rece csrerecelt 

‘4 { ba . i nt , purser err ewrenewe ny prrrrrnrersenomnnnny 

| 3 0 4,450,497 26,205 218,114 4,694,816 | (2,574,879)!! (6,675,616)! 1,950,394 1! (2,605,284)! 1! (1,597,297) } r 
3) Neriiigigiisi: immsiisimiarims siississisiisis razisigsssiii: SEEIEIEIgIgIora | Iszsrsgsrzarsrs | |ossrsszsrsereacpszsrssssssiss22 | psssesecssseses2, 7 Wessscerssescesst | " 

Do | | | : | ee | - | | 

3 | | | ee | | ge | 

> - oe | | | oe wd a 

J | | oe | - | | | 

y oe | | a | he



| Oe | | | EXHIBIT I | | | . Seok | 

| ao | ee OCCUPANCY STUDY WE ae | : f us 
| | FOR | , 

. | ANCHOR BANK | oe | | | 

of SCENARIO FIVE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT MADISON NEWSPAPER LOT) — | BS : : | = : a oe : | | wae : 

7 | ; | | CUMULATIVE}! PY OF = CUMULATIVE PY OF!) 
a Vanna ene n een n een n nnn n een e nme QCCUPANCY COSTS------n erence cent cree ccencecen OCCUPANCY COST fi | 4 AA NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY |, 

NEW CAPITAL SQUARE MADISON | TOTAL =~ INCOME TAX fi SALES ' TAX ON GAIN {|} COSTS NET OF | COSTS NET OF |; COSTS NET OF | COSTS NET OF An : 

YEAR + FACILITY AND RAMP NEWSPAPER LOT PROVIDENT © OCCUPANCY COSTS; BENEFITS |; PROCEEDS | FROM SALE |! TAX BENEFITS | TAX BENEFITS {{ TAX BENEFITS } TAX BENEFITS {1 | | 

i cee cece cnn nn lence ceccecnca cemeeeeecccnaca euuceeccemeccee cameeeccececwen cence cece we enn lec e meee eee lec eee eee wee lence ee eee eee ee ene eee eee ee dene eee ene een | bene eee ee eee been ee eee ee eee eee! ! 
/ { ' nH on mt i ii ‘ it 

1993 N/A 91,078 12,783 117,251 221,112 | (159,910) )j | i HD 61,202 | 61,202 1 61,202 | 61,202 33 | 

1994 N/A 85,141 N/A 100,864 186,005 | (159,804) } | (507,762); Ot (481,561); (420,359) )} (456,456)} (395,254); 

Q 1995 N/A 91,468 N/A 105,707 197,175 | (160,905) }; | tH 36,270 | (384,089) 4; 32,587 | (362,667)+; 

1996 N/A 99,855 ONAL 110,792 210,648 | (162,372) 45 M 48,275 | (335,814) 1} 41,112 5 (321,555) }, 

1997 N/A 166,178 N/A 116,132 282,310 | (180,136)i) Wt 102,174; = (233,639) 1} 82,477 | (239,078) +} 

a 1998 N/A 190,851 N/A (121,739 312,590 5 (202,088); 5 ; ie 110,501 | (123,138) }) 4,548 (154,530) } | 

1999 4 N/A 199,275 N/A 127,626 326,900 | (208,009); ; . " 118,891 | (4,247) 13 86,225 } (68,305); 

; 2000 i N/A 208,120 N/A 133,807 341,927 | (214,196)); ' i 127,731 | «123,484 Mo 87,807 | 19,502 {3 

2 2001 i N/A 217,407 N/A 140,297 357,704 | (220,534))) 4 AY 137,170 | 260,653 i 89,380 | 108,882 31 

2002 N/A 325,538 : N/A 147,112 472,650 | (255,799); 5 boy OW 216,852 | 477,505 1} 133,934 | 242,816 {1 

RESIDUAL VALUE | N/A | Wl (6,656,088); 2,195,019 1} (4,461,069); (3,983,564)}; (2,755,286); (2,512,470); 

“3 ! ' i . ' ftiole lace wen ee ecenee-!! levee cccceceecceell 
he pTTT TTT TTT TT Te Teese tere eesse sameceacaeseese someemeceenscne sacceweaaeceren meee eee em See TOT ee eee eee ees pT TTT ee psa sececccccwcey OTe gpeereececececescn ay 

0 1,674,911 12,783 1,221,327 2,909,021 } (1,923,754) )5 (7,163,850); 2,195,019 4) (3,983,564); i (2,512,470); i 

pRESIIIGIgIg22 IppIsis6sicz222 rigsegggisaig22 reszssizc2ss522 SESEIEIIIIEIOEE|SILTeITITIrsre| eter ssssssssszs jssssssssaresss2| | sssesssescscs22 | VWassgrcrrsirssis} i 

NOTES: 1. RESIDUAL VALUE AFTER TAXES = 1993 APPRAISED VALUE LESS TAXES. | , | | 7 | - | 

3 ok oo . es | 
A . . 

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

3 | 3. WE ARE ASSUMING THAT THERE ARE NO CAPITAL GAINS AGAINST WHICH WE CAN OFFSET THE os | | . | | | | 

LOSS FROM THE SALE OF MADISON NEWSPAPER LOT. THEREFORE, THERE IS NO TAX BENEFIT : , oe . | 

. | DERIVED FROM THAT LOSS, = | cures : | | 

4 | | | | . | © |



hhh HH Mmm HHH Um ElUlULrelUlUrelCUelCUme Cc 

| 20-Nov-92. | | oo | | eee | ee | 
sy | | _ | 3 a RY 

Z a | | Pe | | So | | | 

— ANCHOR BANK: ae | | | | cose oe | oe 

«BENEFITS FROM SALE OF PROPERTIES - 1/1/94 | , | | Pe ge | | | 

") | . MADISON | | | | See ao 
2 NEWSPAPER LOT TOTAL a - | wee . 

: SALES PRICE | | 550,000 580,000 | | os Pe - / 
LESS: 3% SALES COSTS ; (16,500) (16,500) | : a S | a 

; LESS: ACCRUED REAL ESTATE TAX PAYMENT (25,738) (25,738) | | | | - : 

- SALES PROCEEDS 507,762 507, 762 | | | | 

bs oo - | | Bs 
| ORIGINAL COST 583,470 583,470 | oe | 
- LESS: ACCUMULATED , | | | 

2 DEPRECIATION (AS OF 12/31/93) 0 0 | - . 
| weed ndcecane cece wonmeeeceretses: | oe - 

' BASIS , 583,470 583,470 | : os | 
3 a Faces See seseces! aeecctecceteses. - . : . | 

: TAXABLE GAIN | (49,970) (49,970) os a | a | 

| 2 ssascsnnaesnoenn nasewoomonnnane , : : | | 

ANCHOR BANK | ae | - 
- BENEFITS FROM SALE OF PROPERTIES - 1/1/03 | oe cate 3 | | | | 

} | : | | 
| | CAPITAL SQUARE = | | a | 
| | AND PARKING RAMP — PROVIDENT TOTAL : | 

SALES PRICE 6,760,000 685,000 7,445,000 oa | | | | a | 
| LESS: 3% SALES COSTS (202,800) (20,550) (223,350) | | | | | : 

3 LESS: ACCRUED REAL ESTATE TAX PAYMENT (504,813) (60,749) (565,562) | | | 

SALES. PROCEEDS | 6,052, 387 603,701 6,656,088 | | 
a - sprsiiaessiscs2: sSEESSSHTE5z555 rasrsrrsssissr2 | | . 

| ORIGINAL COST — | 7,440,515 806,124 8,246,639 | | | Oo 
°) LESS: ACCUMULATED = Sos mo Oo | | | a 

| DEPRECIATION (AS OF 12/31/02) (6,036,959) (616,284) (6,653,243) | | | | | 

j BASIS | | 1,403,556 189, 840 1,593,396 ceed , | Se | | : 
| ‘ sanaasnanncannan Skene n nanan eaen Bpansenunananae | | . | | | co 

: : Oo RSS2rarsssciart: sr2s2rsrsrsrssc: asrssisansianss : S . 

2 | one ees a | ae ee & 

dp | | | | | | | mere | fees : a
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18-Nov-92 fe, Ma o | | | oo a | | 

| | | | OCCUPANCY STUDY = | | a | 
7 _ | - FOR | a . | 
ce | | Py ANCHOR BANK a 7 | Be sy oe a 

| SCENARIO FIVE | | me a 7 | 
y STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES | | a | 

| | 1993 19941995 1996 1997 1998 1999 20002001 2002 TOTAL | 
yO one , (tence tenn te nee recente nec ncen een nnn nen ne nena nen ee ene e ren nen nnn enn manne nan nanan nnneneanecen an nren areata aseneeee sees | : 

OCCUPANCY COSTS | | a | | | | | | | | | | 

| CASH OCCUPANCY COSTS | Oo | i fee | | | a | | 
S OPERATING EXPENSES “ | | : oes | | : | 7 

: 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 231,577.83 243,156.72 255,314.55 268,080.28 281,484.29 295,558.51 310,336.43 325,853.26 342,145.92 359,253.21 2,912,761.00 | 

* REAL ESTATE TAXES 371,718.57 364,566.10 382,794.41 401,934.13 422,030.83 «443,132.37 465,288.99 488,553.44 512,981.11 538,630.17 4,391,630.13 
INSURANCE 34,277.25 34,147.73 35,855.12 37,647.88 «39,530.27 41,506.78 43,582.12 45,761.23 48,049.29 80,451.75 410,809. 42 | 

y 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 
“ 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 26,375.00 297,375.00 | 

| 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 

* —Wweowe | ee | | OO | | | | 
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) | 

3 PARKING INCOME- 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) (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 oe 

- DEPRECIATION 248,913.33 250,124.60 241,777.47 232,066.66 230,951.69 231,960.88 «232,831.53 233,668.59 «234,143.57 234,618.31 2,371,056.63 | 

; TAXABLE OCCUPANCY COSTS 470,025.33 436,129.28 438,952.64 442,714.22 513,262.15 544,550.44 559,731.82 575,595.15 591,847.71 707,268.59 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) : | 
“ wAeetonssrecnrasanaenessnsenesenersesarnessucesennarananasanecenacnsetennesossarcesameamamnoneeeraneearaesaacauneansonowseeectaeen sat ewen mae eae see en meee ee enon . : 

7 NEE 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 - ft 

- (A)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES. ce | | | OG 

2 | | a | : | | | a O



[calla HE HH Hh HH Hee Ee Ee HE EE Ee ES ES 

| 1f-Nov-92 | | | | ' | eS a EMEC | | ees : . 

oy | . , oo : | | 

| | | OCCUPANCY STUDY ie SD | | 

“sy . a FOR 4 | ee 

.s : | | ANCHOR BANK . ee oe oo SUS ae 
| | | | SCENARIO FIVE | | | | 

os a STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING = | = 

Bos 1993 1994 1995 1996 1997 1998 1999 (2000 2001 «(2002 TOTAL | 

~?— gecuPANCY COSTS. , | | - | ce | wey | oo | 
CASH OCCUPANCY COSTS , m | ee . | 

°5 OPERATING EXPENSES | | ee | ae | | | 
~/ HRTNTENANCE 188,889.75 198,334.24 208,250.95 218,663.50 229,596.67 241,076.51 253,130.33 265,786.85 279,076.19 293,030.00 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 | . 
a REAL ESTATE TAXES 234,627.17 246,353.28 258,670.95 271,604.49 285,184.72 299,443.96 314,416.15 330,136.96 $46,643.81 363,976.00 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 

4 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 | 
<3 CAPITALIZED EXPENDITURES —==$5,000.00 22,375.00 22,375.00 22,375.00 22,875.00 22,375.00 22,375.00 22,378.00 22,875.00 22,875.00 286,375.00 

| 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 

“9 yeone , | a oe | | ee 
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) 

‘? TOTAL 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) : 

sy NET CHSH OUTLAY BEFORE TAKES 125,278.88 117,758.16 125,828.96 153,850.48 199,982.75 227,678.49 287,988.42, 248,716.89 260,088.67 363,790.10 2,058,531.50 

DEPRECIATION 457,024.81 152,918.91 153,629.32 154,339.72 155,050.13 156,521.04 157,264.69 157,974.75 198,685.28 159,395.56 1,557, 804.21 

<7 TAXABLE OCCUPANCY COSTS 275,303.69 270,657.07 279,158.28 288,190.20 355,032.88 384,194.53 395,203.11 406,691.34 418,718.95 $23,185.66 3,596,335.71 rn 

sy 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) 

| NET OCCUPANCY COSTS AFTER TAXES | 161,585.25 173,827.06 179,012.80 184,522.27 235,046.31 243,084.92 249,800.15 256,807.97 264,144.81 337,619.50 2,305,451.03 
"9 | | sgusnesegtseresnzessaessaatariesesaosyescesessassssasadissssssstsaezcesencissssasssctsessassisepesssansanionsesssectassensssicese ae 

* (L)CALCULATED ON NET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES. | 7 ns 

2 Pag oe | | | oe, | | 

en : a | an 
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Pee rE ee nl pe pre Perea , = 

18-Nov-92 - we ee | a 2 | | | a | | | | 
‘) | | , | a | | 

: | | ho co OCCUPANCY STUDY = | | “ | a 
Y ee | — | | | FOR | | | Oo | 

. a : oa ANCHOR BANK | | - : 
| | SCENARIO FIVE oo | 

5 STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP - | | | 

3 | oo | - | | | | . | 

| 1993 «1.994 1995 1996 1997 1998 1999 2000 «200k, TOTAL | - | 
4 natncannaccantonaewanscnnasonnshelwnaanansninctanmansthncenwanchacwensinanonesannnmtesseesusetaanminaracarcmentnancwaansconcatanananedincancons | | 

° OCCUPANCY COSTS 7 i | | . _ | 
CASH OCCUPANCY COSTS | | | | ES | | 

5 OPERATING EXPENSES | i | - | wo 
‘ 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 $2,891.22 428, 832.57 | : 

UTILITIES 10,532.43 11,059.06 12,612.01 12,192.61 12,802.24 = 13,442.35 14,114.47 14,820.19 15,561.20 16,339.26 = 152,475.83 | 
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 - | 5 : 

- 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 = B, 362.75 67, 803.65 | 

5 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 «125,306.50 131,971.82 138,150.41 145,057.93 152,310.83 159,926.37 167,922.69 176,318.82 185,134.76 194,391.50 1,576,091.64 | | 

) INCOME - | | Le ar es ~ 
PARKING INCOME - 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 (51,146.40) (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) (692,549.44) | | 

| TOTAL INCOME (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) a oe 

, NET CASH OUTLAY BEFORE TAXES (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) | 

) 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 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 | | 

TAX BENEFITS (12,619.35) (12,464.70) (11,893.93) (11,919.48) (11,993.97) (10,816.86) (10,098.82) (9,344.88) (8,555.24) (10,259.43) (109,964.67) OO 

\ NET OCCUPANCY COSTS AFTER TAXES 19,737.96 19,496.06 18,603.33 18,643.29 18,759.80 16,918.68 15,795.59 14,616.35 13,378.15 16,046.81 171,996.02 mos _ 
} Oe ee ww ee we OO Oe Oe OEE OOOO OE OOH OOO OEE SOOO ES CHEE EEO OE TEM OHO EET OTE O THEME HS EMU ESTHET ERE HEEB ETE E ETE w ewe we EE eT Oe 

a” . Dearcce | | 

ee | | | | | | | ee | 
| : . . 

4 . | . | ms 

3 | ee 7 : i | | eee a. ae
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18-Hov-92 | | , a : | | | | ees 

| - | oe a 
| ee OCCUPANCY STUDY | 

7 | ee | . FOR | | - ae - | 
a | ANCHOR BANK See | 

| | | SCENARIO FIVE oe i | | * 
ny STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING 

| 1993 1994 1995 1996 = s«:997 1998 1999 7A a) ) 1) TOTAL | | 

"3 - See e ee eee seen wcnnmesemmenseeasowcewwmsrn nan sensase ran eeer sna m cen newer eee ane men seer e newer emer eter cen me tomes escecececsersecerrcssremecsrceress. 

“ OCCUPANCY COSTS a a , a | a | 
CASH OCCUPANCY COSTS | - | | | - 

sy OPERATING EXPENSES | | | | | ce | 
” 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 39,095.47 316,962.89 

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 
a 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 3,757.17 3,945.03 4,142.28 33,584.86 | 

“y 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. 

o 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 

2 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 117,251.29 100,863.85 105,707.05 110,792.40 116,132.02 121,738.62 127,625.58 133,806.83 140,297.17 147,112.03 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 

“ty TANABLE 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) (54,967.61) (57,406.97) (59,972.91) (517,919.34) a | 
| ais te tte etre ee ne en en ee eee mn nnn een tenn e nnn nnn nme n etme en en tenn ne ener esonenenearennenacnnncenne nora n wna n ea enn anne ene m mama e / 

? NET OCCUPANCY COSTS AFTER TAXES 100,994.85 83,001.99 80,431.23 77,176.36 79,320.05 82,458.42 86,126.92 89,974.97 93,790.39 97,803.78 871,078.97 - | | 
. | | : Se ee ee ee eee ee ee ee aca a eee ee a ee eee ener " . 

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

S | | | 7 | . 

, | | | | | 
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18-Nov-92 | | | Se oo | | | . 7 ean 

| | | : a | | OCCUPANCY STUDY et | | | 
+ | | | FOR - Bo : a | 

| | | | ANCHOR BANK 7 , | | | 
| | , | SCENARIO FIVE | | Soe | yo Se 

. STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT eee oe : 

OE 1993 1994 1995 1996 1997 1998 = «1999 2000 = 2001 2002 =—sTOTAL oon | | 

* occupancy costs : - | | we | are Oo Re 
CASH OCCUPANCY COSTS | | yo a : | 

' OPERATING EXPENSES | | | | oe | 
: MAINTENANCE 1,706.25 0.00 0.002 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 27,974.61 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 27,974.61 

Fyeone | me | | are | 3 , | | 
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) . 

> ora INcoxE (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 TAKES 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 0.00 000.00 0.00 0.00 0.00 0.00 0.00 = 0.00 0.00 ee | 

9 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) a . 

NET OCCUPANCY COSTS AFTER TAXES 7,797.39 0.00 (0.00 0.00 0.00 0.00 = 0.00 0.00 = 0.00 0.00 7,797.39 | a | 
d | Meee ee ee eee eee ee ee eee ee ee ee ee ee ee ee en ene ee eee aera | 
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) | Pn - | | | | |



_ 20-Nov-92 | | | — OE : - - - | 

| a OCCUPANCY STUDY | | a | oo | a - | 
) 7 | FOR | | . faa ne | : | | 

ae | . | ANCHOR BANK | | a ae oe 

ss SCENARIO FIVE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT MADISON NEWSPAPER LOT) : . | . | oo | . 

WITH APPRECIATION . . . OO ae | 

Oy | i | } CUMULATIVE 7} PY OF - - {CUMULATIVE PY OF iy - 

Vanna n anne een e een eens enna OCCUPANCY COSTS---n-- nn nnn en mene renee ene neo OCCUPANCY COST |; de 1, NET OCCUPANCY | NET OCCUPANCY 11 WET OCCUPANCY | NET OCCUPANCY j} 

. a ~NEW CAPITAL SQUARE MADISON TOTAL 1 INCOME TAX = 1} SALES ' TAX ON GAIN j{ COSTS NET OF | COSTS NET OF MN COSTS NET OF | COSTS NET OF jf. 

3 YEAR ; FACILITY AND RAMP = NEWSPAPER LOT) =—s« PROVIDENT OCCUPANCY COSTS} BENEFITS i; PROCEEDS | FROM SALE ry TAX BENEFITS | TAX BENEFITS |! TAX BENEFITS | TAX BENEFITS j} 
meee eee meme mn bocce meee me de enn cuuunancuccn. ccaccuucumeccnn cencemenmcnwene emtwscennncwmen leew ww eww cc ence en! loc mcm m nnn Leet eww ewww ec ew bbe cee een leet een cee ee ewe bol ee nn bene ee ween eee eee Hl 

. : ' . ot to. : vs ' is . ' te 

1993 N/A | 91,078 12,783 . 117,251 221,112 } (159,910)t} | i 61,202 | 61,202 jt 61,202 | 61,202 ji 

) 1994 N/A 85,141 N/A 100,864 186,005 | (159,804); 3 (507,762)! | : Ol (481,561)} (420,359) 1} (456,456)! (395,254) . 

. 1995 N/A 91,468 N/A 105,707 197,175 | ~ (160,905)}! ' iH 36,270 3 (384,089)!} 32,987 te (362,667)}} 

1996 N/A 99,855 N/A — 110,792 - 210,647 } (162,372)}} al i 48,275 } (335,815) !} 41,111 | (321,556) 4} 

2 1997 N/A 166,178 N/A 116,132 282,310 } (180,136)}! i 102,174 } (233, 641)13 82,477 | (239,079); ! 

1998 N/A 190,851 N/A 121,739 312,590 |. (202,088)}) ; i 110,502 } (123,139) 4 84,549 } (154,531) 13 

1999 jf N/A 199,275 N/A 127,626 326,901 |} (208,009); . HH 118,892 } (4,247) 15 86,226 | (68,305)!} 

3 2000 \ / i 208,120 i 133,807 341,927 | et ' . i 127,731 125,484 5 87,807 19,502 i 

2001 N/A 217,407 N7A 140,297 357,704 | (220,534), , i it 137,170 5 260,654 5, , 89,380 , 108,882 |; 

a 2002 ' N/A 325,538 N/A 147,112 472,650 | (255,799) }} iW 216,852 | 477,505 1! 133,934 1 242,816 14 

) RESIDUAL VALUE j N/A HH (7,254,450)! 2,426,779 jf (4,827,672)! (4,350,167) 7} (2,981,710); (2,738,895)}} 
bocce cee ewe eee mmm meee mm ence caememcccumeucn euncecceunnccnn eccnccccwwccnwn bnew mmewewwewwce! bec c www cece ween n lene w ecw eww meee ee! lence ewww ewe been renee ese r ee nee enon loco ce cccssseeess tl 

. ' ' ee ' Ht prwaenseceranmmnnyy prseeasecscewnwen yy 

0 1,674,911 12,783 1,221,327 2,909,021 | (1,923,754)! (7,762, 212)} 2,426,779 44 (4,350,167)! | MH (2,738,895)! | i 
3 | Vsniriniiiiins iisicisssissics sisiisssiaciess sississsssssss: ZESEEELILIIITE|SILTseILILsssI2] | Tssssessssssses psssesesesececesy pesesezezs22223] | (iscsrrssisssrecs! i 

y | a | : | oe | | | 

3 - / _ . : | | | . 

) . . a | | | . , | :



“) | eee. | | - ; - | | | 

20-Nov-92 | | | | , | oo | | 
5 | | . 

SCENARIO FIVE (KEEP ALL DOWNTOWN HOLDINGS EXCEPT MADISON NEWSPAPER LOT) | : ao - | | 
my WITH DEPRECIATION | | | - an | : | | oa 

—_ mae | | | | | Hoo 4} CUMULATIVE = 5; PY OF ;CUMULATIVE PY OF); 

Vanna nnn nnn nen e nnn n enna OCCUPANCY COSTS----nn nnn ennreeeecnncce nner ene OCCUPANCY COST i | 1, NET OCCUPANCY { NET OCCUPANCY 11 NET OCCUPANCY ; NET OCCUPANCY |; | | 

a) ; NEW = CAPITAL SQUARE MADISON | TOTAL | INCOME TAX {4 SALES ' TAX ON GAIN |! COSTS NET OF | COSTS NET OF |} COSTS NET OF | COSTS NET OF 5, 

YEAR » FACILITY AND RAMP NEWSPAPER LOT PROVIDENT | OCCUPANCY COSTS; BENEFITS 11 PROCEEDS | FROM SALE {; TAX BENEFITS. | TAX BENEFITS j, TAX BENEFITS ; TAX BENEFITS {) 

oo eee bee cen n eee cenccedecaccuen auecceusuccecee caccacecenccees cece we eee e nnn bec ee new e eee nee Hee cece eee e beeen eee eee Lee nee eee ene e Leen ee eee ee Hho ee een eee Heme eee eee eee el! 
: i ym Vt i ri ; Ht yee Hi 

Sy 1993 ' N/A 91,078 12,783 117,251 | 221,112 | (159,910); | ot 61,202 ; 61,202 1) = «61, 202 | 61,202 45 | 

| 1994 1 N/A 85,141 N/A 100,864 186,005 } (159,804) {4 (807, 762)} Ott (481,561)) (420,359);} (456,456); (395,254) 11 

: 1995. | N/A 91,468. N/A 105,707 197,175} —  (160,905)1} | i 36,270 | (384,089) 1} 32,587 | (362,667); | , 

2) 1996 bos N/A 99,855 N/A 140,792 210,647 | (162,372) 1) bos, iM — 48,275 | (335,815) 1} 4t,4h1 | (321,556) +} 

1997 i | N/A 166,178 N/A 116,132 | 282,310 | (180,136); bo OW 102,174} (233,641) 4) 82,477 f (239,079)}} 

| 1998 i N/A 190,851 N/A 121,739 312,590 | (202,088);) | I: ee AN 110,502 | (123,139) tt 84,549 | (154,531)1} 

3 1999 ' N/A 199,275 N/A 127,626 326,901 | (208,009) 1} | i i 118,892 } (4,247) 4} 86,226 | (68,305) hb | oo 

2000 N/A 208, 120 | N/A 133,807 — 341,927 | (214,196)44 Ht 127,731 | 123,484 4} 87,807 | 19,502}; 

2001 N/A 217,407 N/A 140,297 «357,704 | (220,534) }} | be i 137,170 | 260,654 5; 89,380 | 108,882 |} 

+) 2002 N/A 325,538 N/A 147,112 472,650 | (255,799) 43 | i rp 246,852 | 477,505 }; «133,934 | 242,816 35 

RESIDUAL VALUE } N/A : tH (6,098,178); =: 1,975,832 34 (4,122,345); (3,644,840); ; (2,546,080) } (2,303,264)}} 
bo ee cece cece eee enn ee ecutenencnene ceuuecncccucece cecenwnencmmwes bocce ence cece | lec c enw meee wenn n bese e een ew en ene bene eee e eee e ee lnrrrrrrrrcicrrr lee nese eee e eee lerecesssrssssrss!! 
' ' vi ' 7 prrrseerescnnccn yy prreraeerenecenanyy 

9 A, 0 } 1,674,911 12,783 1,221,327 2,909,021 | (1,923,754) i (6,605,939) } 1,975,832 3} (3,644,840), | 4 (2,303,264); i 

a oe \onrasigiscais siisiiisasissss iciisiicisisig: iisiiicisssis2: SEELEIISGTEITEE | EEL TSTIsessrsc | |rssssrseecsessspsscsesssessres, jresreseessecsee, pisssszezacessses} | Jt 

D0 OS aes Eg 7 

9 os ae oo eS : 

a. ie a | fee es 

ny | | | | | | oe | | - 

| | | 7 | | | tn 

yo | vie | - | | | whe |
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| Lo | | | oe a } 

20-Nov-92 ~ | vas | me . SS 

| ch | | - sO | 
: | | | | EXHIBIT J | | | | oe 

| | | . OCCUPANCY STUDY | So | : | 
: | | Se FOR | | | 

bo 7 ce | : ANCHOR BANK — | | ge : | 

"SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) fee os | ce | | aes | oe 

LOW OPTION a 2s | Se | 
L | a nets ve oY \ Se i ' CUMULATIVE {{ PV OF — {CUMULATIVE PV OF} 
po NN aneennnnnnennnnnsncennsnneea===aQCCUPANCY COSTS----n----nrenaneeenenceneceeen es OCCUPANCY COST 1 ced '' NET OCCUPANCY | HET OCCUPANCY |! NET OCCUPANCY | NET OCCUPANCY | 

| ' CAPITAL «off NEW CAPITAL SQUARE MADISON TOTAL | INCOME TAX !! SALES | TAX ON GAIN 1! COSTS NET OF { COSTS NET OF {1 COSTS NET OF | COSTS NET OF {} 
| YEAR | OUTLAY. «$s FACILITY AND RAMP «NEWSPAPER LOT PROVIDENT + OCCUPANCY COSTS! BENEFITS |! PROCEEDS {| ON SALE !{ TAX BENEFITS | TAX BENEFITS {; TAX BENEFITS | TAX BENEFITS 4, 

f meme mec wc ecw we lame mw nmwonws! bec e cee mew ewes Beene mmm nenees Seen e eden sme ween etsennsnwe wen eee ee ec wn bec ecwnccmwcwewe bocce cee ween we Lene eee eee Phan eee eee nen bec ene eee ne Ph ee ene Lene ee ee eee eee! tl 

. t i ‘ t | t 4 ’ ot 1 ie: 

: 1993 =} 4,867,600 11 N/A 91,078 12,783 «AT, 251. 22N, IZ} (19,909) ‘t 4,928,803 | 4,928,803 }} 4,928,803 | = 4, 928,803 
| 1994 + 377,139 N/a N/a 100,864 478,002! (239, 113)!! (6,739,855)$ 1,313,616 1}. (5,187,049)} —(258,245)}} (4,916, 632)} 12,171 | 

1995} i 395,293 Nia 105,707 501,000 | (246,774)! 4 254,226 | (4,020)! 228,409} = 240,580 1} 
1996 t 414,355 N/A NA 110,792 525,148 | = (252,302) |! i. 272,846 | 268,826 |! 232,359 | 472,940 | 
1997} it 434,370 N/A N/A 116,132 550,502 | (261,652)! 11 288,850 | 557,676 i} 233,165 | 706,105 |} 

j 1998 =} 430,760 1 496,812 N/A N/A 121,739 618,551 | (292,685) |! t 1 756,625 $ 1,314,301 1 579,056 | 1,285,160 1} 
1999} af 520,888 N/A NA 127, 626 648,513 | (304,827)! 4 i 343,686 | 1,657,987 | 249,257} 1,534,417 1} 

| 2000} i 546,167 N/A N/A 133,807 679,974 | (317,336) 14 t TP 362,638 | 2,020,625 1 249,290} 1,783,708 11 
3 2001} F 572,710 N/A N/A 140,297 713,007 | (330,317) 1! " 382,690 | 2,403,315 1} 249,361 | 2,033,068 | 

——-2002,—= $551,360 $$ = 600,58 N/a N/A 147,112 747,693 | (343,926) 1! pe oA 955,126} 3,358,441 1 589,914} 2,622,982 1 
| RESIDUAL VALUE | 7 | = 11 (6,000,431)! 586,666 $! (5,413,766)! —(2,055,324)1! (3,343,699) | (720,717)1! 
5 bnew e we eee e www w eee meme cece nce ee Cee ene e ew eee e en ween new eneeeeee ewe wc we wena bawcececcuwncee! bowmwnemncnnwe bocce n eee en ene Hoe eee meee beter corer recrs lone eee eee ee ee eereecrsrrsrsesc!! 

é ' tt . ‘ tt ‘ Hl pr erereerenseern sy procter woecwcererrrt 

t 5,849,720 1! 4,358,314 91,078 «12,783 -=—s«,221,327 5,683,502 | (2,748,842)!} (12,739,986); 1,900,282 1} (2,055,324) ‘1 (720,717)! : 
| ptteteteettreseest testi eesti ee sessSsisesrscce SISIISSSSSSSISS. Fess sll sss sssss sizaizsrizrziistisscisscssrrims|bssccssszzssscfsssrisr2rsiis yp Ssissisitizs2isy | tirgsrsrsrssstsis} " 

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

3 | | | 

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

po 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 | : ey 
| OCCUPANCY COSTS WOULD DECLINE TO ($1,342,668) (A DIFFERENCE OF $621,951). | | | 

) | et | | | | | | | 

oa we o
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; 20-Nov-92 | a a a | | | wes 

ANCHOR BANK : | | | 7 | | | | 

7} BENEFITS FROM SALE OF PROPERTIES ~ 1/1/94 | | : | oe | 

- - CAPTTAL SQUARE = MADISON | | | : | 
oS | AND PARKING RAMP NEWSPAPER LOT TOTAL lees. : | | oe 

. SALES PRICE 6,760,000 580,000 7,310,000 oe os | a | 
—) LESS: 3% SALES COSTS (202,800) (16,500) (219,300) | | | : : 
| LESS: ACCRUED REAL ESTATE TAX PAYMENT (325,407) (25,738) (351,145) | ' | | 
i peewee cee eee een rece nee et ee eene Coeeee nee e en eee | | — 

") SALES PROCEEDS 6,231,793 507,762 6,739,555 | | | | | | | 

2) ORIGINAL COST | 7,189,140 583,470 7,772,610 os So 
: LESS: ACCUMULATED | | | 
L DEPRECIATION (AS OF 12/31/93) (4,050,157) 0 (4,050,157) | | | | | 

, BASIS | 3,138,983 583, 470 3,722,453 
. oS SSP SSS SS SCSS Se CST ee Te TSS ST Tae TT Tere Te TTT ees 

oS | | | 
| TAXABLE GAIN Oe «3,418,217 (49,970) 3,368,247 | | | 

| | ANCHOR BANK , | | | 

| ___ BENEFITS FROM SALE OF PROPERTIES - 1/1/03 | | | | | | 
J) LOW OPTION | 7 | | , | | | 

| NEW PROVIDENT | | | | | | | 
bs, | FACILITY. «= BUILDING TOTAL a | | 

SALES PRICE | 5,849,720 685,000 6,534,720 - , oe , | | | Oo 
| LESS: 3% SALES COSTS (175,492) (20,550) (196,042) | | | | : 
)——_LESS: ACCRUED REAL ESTATE TAX PAYMENT (277,498) (60,749) (338,247) | 

., SALES PROCEEDS | | 5,396,750 603,701 6,000, 431 | | | 

. ORIGINAL COST | 5,849,720. 806,124 - 6,655,844 a | OO ae 
3 LESS: ACCUMULATED | | | : | es | | | 

| DEPRECIATION (AS OF 12/31/02) (1,209,260) (612,177) (1,821,437) | _ | | 

> BSS 4,640,460 193,947 4,834,407 | | | oe | | 

po | | a | | | | | | 

TAXABLE GAIN - 1,033,768 410,503 1,504,271 ve | sf | 

D | | : - I~ 
| ae sf
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| 18-Nov-92 | | | | : rare! | a S | 
Poe | | | | | - 

| | | | | OCCUPANCY STUDY | | an ° | | _— 
pom | | FOR oe | : 

2 | | | ANCHOR BANK 7 : 7 eo 
" | | | | SCENARIO SIX - LOW | | | | 

”, | STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES | 

7 | 7 | | | 
| 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 TOTAL 
| wy . en ene ee ee eee eee eee eee eee eee eee eee eee ee eee eee eee eee eee ee eee eee ee eee 

| OCCUPANCY COSTS - | — oe 3 | | | 
| CASH OCCUPANCY COSTS — a . | | a | 
3 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 371,718.57 202,734.87 212,871.61 223,515.19 234,690.95 265,025.50 278,276.77 292,190.61 306,800.14 322,140.15 2,709, 964.36 7 
; 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 = 30,061.25 252,453.27 
| . om ow w we wo we we ee oe ce eee en cee deme cee cc cbc pew ceeecwenn cena amen wee en ane nwa cme e eee ce cence ewe eee e teen cece e wen ane meee wae me ne cme en ewe cen nwn nce cen eseencuce : . 

+ TOTAL OPERATING EXPENSES «BBY, 463.80 459,952.38 482,950.00 507,097.50 $32,452.38 $99,250.54 629,213.06 660,673.72 693,707.40 728,392.77 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 
| 5 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 
| ” | ee Oe we ww we eS OOO OO OO OO OOO EOE EOS EER EERE RESO SETTERS SHES EOE RE SHE OEM EERE ETS MEET HERE EH TO SERN ERE EE MEO ee , 

| TOTAL CASH OCCUPANCY COSTS 947,463.80 478,002.38 501,000.00 525,147.50 $50,502.38 618,550.54 648,513.06 679,973.72 713,007.40 747,692.77 6, 409,853.55 

| 7 ryeone os | | | 
| 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) | 

fy 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 0.00000 0.00 = 0.00 0.00 «0.00» 0,00 (726, 351.80) | 

HET CASH GUTLAY BEFORE TAXES 221,112.00 478,002.38 501,000.00 525,147.50 $50,502.38 618,550.54 648,513.06 679,973.72 713,007.40 «747,692.77 5,683,501.76 

DEPRECIATION 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 

7) TANABLE 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) | (159,909.88) (239,112.89) (246,774.47) (252,301.67) (261,652.11) (292,685.36) (304,827.44) (317,336.16) (330,316.97) (343,926.35)(2, 748,843.31) 
| ve = eee ee eee eee eee eee eee eee ee ee eee ene ee eee ee eee eee ee eee eee eee eee ee eee TTT TT Tee ee eee eee eee | 

> NEF occupancy costs AFTER TAKES 310,115.45 392,047.09 404,030.59 412,675.68 427,300.74 477,089.92 496,081.38 515,646.30 535,949.63 557,236.08 4,528, 172.87 

|  —(1)eaLeuLATED ON HET OCCUPANCY COSTS LESS REMODELING COSTS AND CAPITALIZED EXPENDITURES. | | | 
. . 

|e | | ,
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| 18-Nov-92 : | | | | 7 | | | | - 

| | | oe | OCCUPANCY STUDY | | 7 a , : oe : | | 
_ | | | FOR | | - a - | | 

| | | ANCHOR BANK | | . | 
| , | | oe SCENARIO SIX - LOW | | me 

| my | : STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE | | | 

| | | 

| | (1998 | 1994 1995 1996 «1997 1998 1999 2000 | 2001 2002 TOTAL | 

3 OCCUPANCY COSTS | be | | | | 
| CASH OCCUPANCY COSTS | | oo | | | oe . | | | | 

| y OPERATING EXPENSES | | | : woe | 

pO 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 | | 

| 5 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 = 25,509.27 = 24, 684.75 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 15,500.00 132,700.00 . 
| 5 ante tne ec e rn enn n ew mewn ene m mene nen renee n encom n eset erreesenencntacsenanancenannneanscancnaccanecnnunacncoenaennceceennnccene ccc c ec te te eee eee 

| oe 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 4,358,514.25 | . : 

20 INCOME 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 oS | | 

. 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 

+) ——ODEPRECTATION 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) 

| wn nan nee enn nnn en ee ee eee eee ne enn en teen cee ne nnn ete meee eee e cere enn ene e nee n enn n sneer tener nee renee tenn e teen ncn n none . . 

| ) 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 | 

| y —(L)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. / | CO : | | | | 

; 7 . — 

| | | | a | “©
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| 18-Nov-92 | | | | | | | - 2 ee | a 

- oe | | | OCCUPANCY STUDY _ . | . | | a 
my | | | | FOR | | | | 

: | | ANCHOR BANK re 
ee SCENARIO SIX - LOW ae 2 | 

a | _— STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING | | cr | 

"3 | | . | | a - | | | 

1993 1994 1995 1996 19971998 1999 2000 2001-2002, TOTAL a | | 

Oy . eee ee ne ne eee eee eee eee ee eee eee eee eee eee 

7 OCCUPANCY COSTS : | | 
CASH OCCUPANCY COSTS | ne | | | 

ay OPERATING EXPENSES = Sel | a | ae : 
—MBINTENANCE 188,889.75 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 188,889.75 | a 

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 234,622.17 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 | | 

oy TOTAL OPERATING EXPENSES 641,931.40 0.00000 (si 0 0.00 0.00 0.00 0.00 0.00 641,931.40 

REMODELING COSTS | 0,000 0.00 0.00 0.00000 0.00 0.00 0.00 0.00 0.00 0.00 | 
5 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 

7 TOTAL CASH OCCUPANCY COSTS 676,931.40 0.00 0.00 0.00 0.00 0.00 a) 0.00 0.00 0.00 676,931.40 

F weone | | oa | | | 
NET RENTAL INCOME (553,652.52) 0.00 0.00 = 0.00 0 C00 0.00 0.00 0.00 0.00 (553,652.52) 

4 - anenanataneenenatnnaeesnsesnneeenenessstesenennneestataeesinanssstensnesenansessenensnnacatneennnneee sa saaeaeeeeeene Teen RTA Ta T TORT TTT | 
"TOTAL INCOME (583,652.52) 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 

7 TaxaBe 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 

7) TAX BENEFITS (1) | (98,718.44) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (93,718.44) 

NBT OCCUPANCY COSTS AFTER TAKES 181,585.25 0.00 = 0.00 «(00 0.00 0.00 0.00 0.00 0.00 0.00 181,585.25 
| 3 ; . eee eee ees s le 

po | | 7 
pee oo : | | . | | | | 2 

_ | | | | | : | ee | 

: : . 

| | | : | | a
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18-Nov-92 arn = | | | | | | | | 

cae a - ee OCCUPANCY STUDY = | ae | . | ; 

my | | FOR tee , | , 

2 | , 7 | , eo ANCHOR BANK , es 
| ee — SCENARTO SIX - LOW se | | 

Be | STATEMENT OF HET OCCUPANCY COSTS - PROVIDENT BUILDING od | 

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

= OCCUPANCY COSTS | . | | | | | | a 

CASH OCCUPANCY COSTS : . | as | | oo | 

ey 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 ve | | 

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 | : oe 

ey 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 3,757.17 3,945.03 4,142.28 33,584.86 - | 

ey TOTAL OPERATING EXPENSES 92,251.29 96,863.85 101,707.05 106,792.40 112,152.02 117,738.62 123,625.55 129,806.83 136,297.17 143,112.03 1,160, 326.79 | 
We ; : 

| 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 

en weno stcec nner nnn nen tener nennnec nen eanen sense asa ncanentcrnrarenenan tenes nen een TT 

© 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 a | 

| 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 : 

my : | | | | 7 
sa 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 | 

oy 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) (54,967.61) (57,406.97) (59,972.91) (517,919.34) | 

a NET OCCUPANCY COSTS AFTER TAXES 100,994.85 83,001.99 80,431.28 77,176.36 79,320.05 82,458.42 86,126.92 89,974.97 93,790.39 97,803.78 871,078.97 7 | | 

a vod Oo | | Se a ee 

oe (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. | | a | 7 | | 

| | | : | | N
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18-Nov-92 | a | ns ) | | — 

a | ee | | OCCUPANCY STUDY Po | | ° So Se 
- | | | FOR | Lo | , | | , , 

: | ANCHOR BANK : | la Se 

: | Oo SCENARIO SIX - LOW | | . 

oe | STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP 7 | 

| | 1993 1994 1995 «1:96 1997 1998 1999 2000 =—Ss«2001 2002 TOTAL | | 
| a aterm et nee enter nen entree n nn ses cc ernest ene nanan enenteneanr ean eenanaenenn nates ence manne eee eee oem meee cere seers rs sessresswesce sess 

. 

oe OCCUPANCY COSTS | we | | | | | : | - | 
CASH OCCUPANCY COSTS | - os i | : 

4 OPERATING EXPENSES | - | | | | 

2 MAINTENANCE 34,094.15 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 34,094.15 | | 
| UTILITIES | 10,532.43 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 10,532.43 | 

4 REAL ESTATE TAXES 75,289.21 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 75,289.22 7 - | 
° INSURANCE 5, 390.70 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 5,390.70  — 

| : ee oe ee Oe Oe OOS Oe SOE EEE EEE HEROES ESSERE SESE ES EEA HEHEHE ESR RRR RHR RNR 

"y TOTAL OPERATING EXPENSES 125,306.50 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 125,306.50 

TOTAL CASH OCCUPANCY COSTS —-—«125, 306.50 0.00 0.00 0.00 0.00 0.00 0.00  ~—-0.00 0.00 0.00 125,306.50 ae 

> weone | . | | | | : | | 
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) 

8 PARKING INCOME - EMPLOYEES (51,146.40) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (51,146.40) 
| (nape en ene nn etn ene ences een nen nn te nn ne nee tee nce ee nnn nese nennnnaeramensnnransataananennammencncsersenncnnememanannatarann as enc esa S GSS IST aT ae aS | 
. TOTAL INCOME (157,507.28) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (157,507.28) 

oy - . . . ° . 

| ~ ———NET CASH OUTLAY BEFORE TAXES (32,200.78) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00» (32,200.78) | 
| | | . | yee | 

Fy DEPRECIATION 64,558.09 0.00 0.00 0,00 0.00 0.00 0.00 0.00 0.00 0.00 64,558.09 | | 
| a ee ee ee Ree eNOS ERROR ESE EE EERE OE RR EEE AER E SR EERE REE E ROSE E ESE E HELE EERE E REMERON ERR SEN RR Te eee . 

| TAXABLE OCCUPANCY COSTS 32,357.31 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 32,357.31 | : 

” TAX BENEFITS (12,619.35) 0.00 0.00 0.00 0.00 0.00 0.00 0.00. 0.00 0.00 (12,619.35) ne 

~) RET OCCUPANCY COSTS AFTER TAKES 19,737.96 0.00 0.00 0.00 0.00 0.00 0.00 ~—-0..00 0.00 0.00 19,737.96 - 

3? ; — | | | | os | | 

2) | a | | | 7 | | 

Fe | | | a | 
| 

at . - . ‘ re . 

| | oS ns oe as Se | | |



| poe ee | | | 7 | | | 

fee ee | bee Bay | | | 
| 18-Nov-92 | | - : | | | 

. | | | a | OCCUPANCY STUDY | es . | | 
. | | Set: oo. FOR | | | | | mete . le 

7 Fos ANCHOR BANK oe | | | 
| | SCENARIO SIX - LOW | | ore | 

. , Oo | a ‘STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT | | | 

| | | 1993 1994 1995 196 1997 1998 1999 2000 2001 2002 TOTAL | 
po ; noe he oe we hoe eee ne cece cee cme wed cece ne be mwa wn eee mam en mend seme wee ewww ea wen eo eae eee e cw ee cca we wate ene ee meee eee ee abn dee eee eee cee ene e ence 

OCCUPANCY COSTS 7 | : | | oe 
| 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 woe oe 

S 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 =» 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) 

| “sora rHcoMe | (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 | 7 
Poy manne e cee e nee n tenn nn ne nee te cen eee eet eee eee ene ete eee eee en nnn enn nen nn nena ne ene een enene tenn nnn een enna nen enees 

i 
; 

* 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 | | 

| 5 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) 2 

NET OCCUPANCY COSTS AFTER TAXES 7,797.39 0.00 0.00 0.00 0.00 0.00 0.00 0.00 = 0.00 0.00 7,797.39 
3 BaRSSOAGHAS TASTER REEST ART ATTSAHOSIS SHAN DEED Ace esERo as aeesaceseegsssacesseneyeetteoe se 

yo a | | | a | - | | 

me | | | ho 

Po, | a | | | | . a | Oe



— 49-Hov-92 | | | | | ee a | 7 | a 

| | . os ——DCCURANCY STUDY | | oe - / 
: 2 : | | FOR : | . 7 . . 

ANCHOR BANK : . . 

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) | | oe | 

. LOW OPTION-WITH APPRECIATION . ae | | a 

4 . Hh ' iM CUMULATIVE i" PY OF | CUMULATIVE PY OF); 

\ pprrrmtt tetas ce recesses OCCUPANCY COSTS------ n-ne ene re cree tte errr ren] i . 11 NET OCCUPANCY | NET OCCUPANCY |! NET OCCUPANCY | NET OCCUPANCY it 

1 CAPITAL 44 NEW CAPITAL SQUARE MADISON — TOTAL OCCUPANCY COST }} SALES ' TAX ON GAIN |} COSTS NET OF | COSTS NET OF j; COSTS NET OF , COSTS NET OF a 

3 YEAR + OUTLAY iy FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS! TAX BENEFITS {! PROCEEDS |; ON SALE jj; TAX BENEFITS {| TAX BENEFITS |, TAX BENEFITS | TAX BENEFITS I 
ww we wwe ween wen! ca mad maw mewen! lowe ence emma nme seen een eme ewe ence ean ewwewinen eee eee wc ee cae bec ww ewww wewewen tho cece ce foe eee eee ee Pb ee wed Pee ce ec | Pe ewe lew ewww e nee wael 

eT " ‘ nt i it \ a ' ; at 

1993 + 4,867,600 |; N/A 91,078 12,783 117,251 221,112 | (159, 910)15 | to a 4,928,802 | 4,928,802 }t 4,928,802 | 4,928,802 |! 

$ 7 1994 ; i 377,139 N/A N/A 7 100, 864 478,003 |. (239, 113)!) (6,739,555) | 1,513,616 ry (5,287,048); (258,246)!} . (4,916,632)! 12,170 43 

1995 ot 395,293 N/A N/A 105,707 501,000 | (246,774) 55 ; | . i 254,226 (4,020)1! 228,410 | 240,580 |; 

; 1996 to it 414,355 N/A N/A 110,792 625,147 | (252,302); 4 4 i 272,845 | — 268,825 te 232,359 | 472,939 4) 

4 1997 ; i 434,370 N/A N/A 116,132 550,502 | (261,652) 43 ; MH 288,850 | $57,675 jt 233,165 | 706,103 |! 

1998 ; 430,760 5; 496,812 N/A . N/A 121,739 618,551 | (292,685) 15 iM 756,626 1,314,301 43 579,056 i 1,285,160 4; 

| 1999 Po i 520,888 N/A N/A 127,626 648,514! (304,827) 15 ; Ht 343,687 } 1,657,988 it 249,258 } 1,534,417 4; 

4 2000 i i 546,167 N/A N/A 133,807 679,974 | | (317, 336)1} We 362,638 | 2,020,626 1) 249,291 | 1,783,708 {1 

2001} a 972,710 N/A . N/A 140,297 713,007 | (330,317); 1 | Vy 382,690 | 2,403,316 45 249,360 | 2,033,069 ji 

. 2002 ' 551,360 |) 600,581 N/A N/A 147,112 747,693 | (343,926) {1 , | i 955,127 |. 3,358,443 15 589,914 | 2,622,983 {i 

3 RESIDUAL VALUE i I (6,551,893)! 801,736 4! = (5,750,157); (2,391, 714)}! (3,551,464)! (928,481) 1} 
Vcc ee eww mw | lee mem ww ew wee ee mem cw ew mcee: euemnmnneunnnces caneweuamenesun owe we wee ween bocce ecw mwwe cent lovee wen Pee eee ee ee Phe ee be eee ee eee cece lb nw ne De eee cere ceescil 

' Vt : : : 1 tt ' tt perreecseneceewern nt preteen nnn ay 

: + 5,849,720 5; 4,558,315 491,078 12, 783 1,221,327 5,683,503 | (2,748,842))) (13,291,447); 2,125,352 44 (2,391, 714)} nT (928,481)! 7 
‘3 Vrisinsisriszs} tessssrsssrsscss ritisirrririss wirissisissrerr 2222222222222 ririiisicisisistsisisiirsisrsss} | rscsisisrsscsjsiissisisiiii) pSisir2rrizisrisy pprsssSSSIlsi5224 a 

/ NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY) . 

3 LESS TAXES ON GAIN. . oo | 

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

3 | | | os 

. | >



19-Nov-92 | ee | | | an : | | 

ce es OCCUPANCY STUDY = | OO Lge Pe | 
: . FOR | . . . oe 

. ANCHOR BANK . mo | . 

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) | | | | . | . | 

LOW OPTION - WITH DEPRECIATION | . . | | | 

° | it AY ' CUMULATIVE 4 PY OF HCUMULATIVE PV QF}; 

pprrmttct sts ct crates ec csenecenen = OCCUPANCY COS TS--- nnn nnn nner renter errr r rere} i : ; 1) NET OCCUPANCY | NET OCCUPANCY |, NET OCCUPANCY 1 NET OCCUPANCY (; 

. | CAPITAL 1} NEW CAPITAL SQUARE © MADISON TOTAL YOCCUPANCY COST 4 SALES ' TAX ON GAIN |; COSTS NET OF , COSTS NET OF '! COSTS NET OF ; COSTS NET OF 4; 

- YEAR 1 OUTLAY iy FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS! TAX BENEFITS j{ PROCEEDS {| ON SALE '! TAX BENEFITS | TAX BENEFITS {| TAX BENEFITS , TAX BENEFITS” " 

en eee ee cee en bem ne wwe ww wwe | lee eee eee wwe ewww wen ewe Smee cee een eee Seen eee eee ee ewe bee ee ww eee ew wewn eee ee eee ee Pee eee een oe ee ee ee ene Pe een ee ee ee en eee ee bee ee ee eee eel! 

{ tt : : : . ' rt { if ‘ tt ’ 4 

1993 | 4,867,600 13 N/A 91,078 12,783 117,251 221,112 | (159,909) ;; i 4,928,803 } 4,928,803 |; 4,928,803 | 4,928,803 3} 

3 1994 : | ry OTT, 139 N/A N/A 100,864 478,003 | (239,113) )} (6,739,555); 1,313,616 3} (5,187,048); (258,245) 1 (4,916,632); 12,17) 4). 

1995 - i 395,293 N/A N/A 105,707 501,000 | (246,774) 1) ty 254,226 | (4,019) 1; 228,410 | 240,581 1, 

| 1996 i 414,355 N/A N/A 110,792 525,147 | (252,302); iy 272,845 | 268,826 1; 232,359 | 472,940 11 | 

. 1997 i 434,370 N/A | N/A 116,132 550,502 | (261,652) 1; | MH 288,850 } $57,676 33 233,165 | 706,104 55 

1998 1 430,760 1 496,812 N/A - N/A 121,739 618,551 | (292,685) 1) 11 756,626; = 1,324,302 579,056 | 1,285,161 3) 

1999} Mt 520,888 N/A N/A 127,626 648,514 | (304,827) 1) to th 343,687 | 1,657,989 1} 249,258 | 1,534,418 43 

2 2000 Mt 546,167 N/A N/A 133,807 679,974 | (317,336) ); tt — 362,638 | 2,020,627 1; 249,291 | 1,783,709 || 

2001 . i 572,710 N/A N/A 140,297 713,007 5 (330,317) 4) Mo 382,690 } 2,403,317 |; 249,360 | 2,033,069 5; 

2002 551,360 1) 600,581 N/A N/A 147,112 747,693 | (343,926) 4; or 955,127 | 3,358,444 3} 589,914 | 2,622,984 44 

o RESIDUAL VALUE | it | } Hh (5,533,111); 368,207 34 (5,164,904); (1,806,461) ;4 (3,189,995); (567,011) )5 

bon eee ew eee bocce eee e eee meme eee ese Cece cee wee ee comet enw ewnsnue mewn ewww wen bee nnccenneccewa lbenme new ewww wn beeen ee een Pee ee eee enn bet ere ret r rrr rs bee eee eee ee bt rscrcsrssccirs!! 

' tt or . ’ ii” t 1 prresstecsereenra yy prteerasrcsrccrrnyy 

| | 5,849,720 34 4,358,315 91,078 12,783 =. 1,221,327 5,683,503 | (2,748,841)i; (12,272,666); 1,681,823 5, (1,806,461); tt (567,011) | i 

3 (orinrirsiiiis| |r2sisisisicisig ssiisisisiiiis iiiiisiiiiiiiis iisiisisisiscc: SIETIIISIIIIGIS | SssIIearsgrssy |LLLILLIILotc SI ILsTTIsTs || SssstIzsssz2c2ey Wirranarirssrssssy it 

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% - | | | :



 WeHov-92 ts | | | | | aes | - | | 

| | | | : | | - . OCCUPANCY STUDY - | | 

oan 7 | FOR | | : ae : | 

oo Bot ANCHOR BANK | | | | a | 

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) | — | | | | : 

- LOW OPTION-WITH APPRECIATION Dae , | le | 

3 a | t i bo i I CUMULATIVE at PY OF {CUMULATIVE PY OF \; 

Uh nnn nena nnn n eee ne neem nn en nn QCCUPANCY COSTS------nencecn nn cennneeecenceeo no OCCUPANCY COST Ut nt TT WET OCCUPANCY | NET OCCUPANCY }; NET OCCUPANCY ; NET OCCUPANCY 1; 

. ; CAPITAL it. NEW CAPITAL SQUARE MADISON | | TOTAL | INCOME TAX {! SALES | TAX ON GAIN j; COSTS NET OF | COSTS NET OF {) COSTS NET OF | COSTS NET OF {3 

od YEAR ~ OUTLAY ty FACILITY AND RAMP NEWSPAPER LOT PROVIDENT | OCCUPANCY COSTS! BENEFITS |! PROCEEDS | ON SALE {; TAX BENEFITS | TAX BENEFITS |} TAX BENEFITS | TAX BENEFITS "1 

we cwmcw eww macon wwe mnanemauce! bce cece amen nmemeeneen. ee mee ewe es enes Sees em gweneanee ee wee eww ccm ewe baw cwwmecncwwe | becca ewww wwe lec eee ewe teen. bocce www ence we be we wwe me cwnen ec ce www cee leew meee ne ewnee lt 

: ' Vt ” | my | mm ' nM ' : moo ! Vt | 

. 1993 + 4,867,600 5) N/A 91,078 12,783, 117,251 220,112 | (159,910) 5} | ty 4,928,802 5 = 4,928,802 55 4,928,802 | 4,928,802 3; 

o 1994 it 377,139 N/A N/A 100,864 478,003 | (239,113)}} (6,739,555); 1,313,616 55 (5,187,048) | (258,246) ) | (4,916,632); 12,170 i) 

1995 . i 395,293 N/A N/A 105,707 501,000 | (246,774) +1 MH 254,226 | | (4,020);; 228,410 | 240,580 11 

1996 1 414,355 N/A N/A 110,792 525,147 { = (252,302)1¢ - 272,845 | 268,825}; 232,359 | 472,939 |! 
ao 1997 Ht 434,370 N/A N/A 116,132 550,502 | (261,652);; iz 288,850 | 557,675 ¢; 233,165 | 706,103 ¢; 

| 1998 } 430,760 1; 496 812 N/A N/A 121,739 618,551 | (292,685); 7. 756,626 | 1,314,301 3} 579,056 | 1,285,160 |} 

1999 a $20,888 N/A N/A 127,626 648,514 | (304,827); tl 343,687 | 1,657,988 tf 249,258 | 1,534,417 4, 

a 2000 | 7 546,167 N/A N/a 133,807 679,974 | (317, 336)1) it 362,638 | 2,020,626 |! 249,291 | 1,783,708 {1 
| 2001 i 572,710. N/A N/A 140,297 713,007 | = (330,317))) | i 382,690 | —-2,403,316 1 249,360 | 2,033,069 3; 

- ——-2002—=— st 551,360 1 600,581 N/A N/a 147,112 747,693 | (343,926)1f F 955,127 | 3,358,443 |! 589,914 | 2,622,983 |! 
2 RESIDUAL VALUE | tt | : HY (6,525,633); 791,494 f3 (5,734,139)} (2,375,696) 34 (3,541,570)} (918,588); | 

bon eee wee ee cece c ee ccececee eeneenceceecece ceceecenencneee peceeeeee eee eee cen e ween wee ene been cee e meee ween ecw ewe nee been ence ewe nn lee eee eee nee beeerrseresccrre! !---------------besesereseezsrzs2!! 
mo it oa } | mere VN Ht prraeserseescsnnyy pRSteascascscesen yy 

a | 1 5,849,720 |) 4,358,315 91,078 12,783 1,221,327 5,683,503 | (2,748,842)}' (13,265,188); 2,105,111 4) (2,375,696)} ON (918,588); i 

3 | lgraingiisiias!liscsssrasicsiz2 2snissiniiisiss inisisiisiiiis riissicissisc2: rinrzersrsissezfsrissssrzccsisslersscrsiisiscpossissiiicisc| psrsacssssssrss2| [lzzarssarssssiey MW 

. NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY) | | ) | 

3 | LESS TAXES ON GAIN. | | | we : | | | | | 

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

y | | | | ee | - | | 

5 - | | | | | | 

3 | — | | a | : - | 

ae . . vk 
2 Te)



20-Nov-92 oo | | oS. | De " ce oe 

oo | s | oe OCCUPANCY STUDY | oe | | oe 7 os | 
3 | | | FOR | oo | | | | 

: : | ANCHOR BANK - | | | | oe 

| SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) | _ : | | | 

LOW OPTION - WITH DEPRECIATION i : . oe | 

; : to | i! | ' ae + CUMULATIVE 44 PY OF ;CUMULATIVE PY OF; | 

- Ue eeceececneeenee eee neeesees==s-H OCCUPANCY COSTS=n-=22a2-nnnnnneeeecceceeeeeneS=HOCCUPANCY COST Hf 1 WET QCCUPANCY | NET OCCUPANCY !! NET OCCUPANCY | NET OCCUPANCY {} 
. , CAPITAL +, = NEW CAPITAL SQUARE MADISON TOTAL | INCOME TAX "1 SALES)~=—s'} TAX ON GAIN |} COSTS NET OF | COSTS NET OF {4 COSTS NET OF ; COSTS NET OF 4; 

fo YEAR + OUTLAY 4, FACILITY AND. RAMP NEWSPAPER LOT PROVIDENT | OCCUPANCY COSTS} BENEFITS 4, PROCEEDS { ON SALE '! TAX BENEFITS | TAX BENEFITS {1 TAX BENEFITS ; TAX BENEFITS 14 

oo ee ce en nee incu be cuncwmncee eeeneneeecedecs ceeeeceeeeeneee ceeeeenneceecee cece een eee eee bee e ence eee eee e beeen een eee ee Henne ee eee ene Henne nnn ee enn e bonne nnn ene ence Pee e ner e ner enne bene e eer ee renee] 
| “4 | i , 7 ' i ' it \ "44 | i i 

1993 1 4,867,600 5; N/A 91,078 12,783 117,251 224,112 | (159,909) 11 | in 4,928,803 | 4,928,803 i 4,928,803 | 4,928,803 |, 

2 1994 WW 377,139 N/A N/A 100,864 478,003 | (239,113)}) (6,739,555)} 1,313,616 5; (5,187,048); (258,245) 5} (4,916,632); 21M 

1995 iH 395,293 N/A N/A 105,707 801, 000 (246,774)}; | ' i 254,226 | (4,019) 15 228,410 | 240,581 |; 

7 1996 ve 414,355 N/A N/A | 110,792 525,147 | (252,302)1} Hh 272,845 ; 268,826 1} 232,359 | 472,940 44 

a 1997 it 434,370 N/A : N/A «146,132 550,502 | (261,652)1} | an 288,850 } 557,676 $y 233,165 | 706,104 5) 

1998 ‘ 430,760 1; 496,812 N/A N/A 121,739 618,551 | (292,685) 4} iy 756,626 | 1,314,302 1} 579,056 1,285,161 ¢; 

. 1999 | i 520,888 N/A N/A 127,626 | 648,514 } (304,827) 11 | i 343,687 | 1,657,989 45 249,258 | 1,534,418 |1 

23 2000 | (846,167 N/A N/A 133,807 679,974 | (317,336) 5 Mn $62,638 | 2,020,627 {1 249,291 | 1,783,709 3; 

2001 i 572,710 N/A N/A 140,297 713,007 | (330,317)ht | } i 382,690 | 2,403,317 44 249,360 | 2,033,069 {1 

. 2002 551,360 4; 600,581 N/A , N/A 147,112 747,693 | (343,926) 14 } iW 955,127 5 3,358,444 Hl 589,914 | 2,622,984 4, 

a) RESIDUAL VALUE ; - i i | re (5,510,735)} 359,480 11 (5,151,255); (1,792,811) 15 (3,181,564); (558,581) }} 

bocce eww! lame cee ewe e meee en ecw c wc wenn nee wee wenece nese es Someone nese nes cece ew ee wc wecwn lecnwnnnccceeece! boce ee eee eee bene eee een Pen eee beer rrrcerer rst beeen eee eee eee serrrresscersscs!! 
i i Hi i it prraeecscsonccrn yy pranarecascacnccnyy 

- 1 9,849,720 4, 4,358,315 91,078 | 12,783 1,221,527 5,683,503 |  (2,748,841)}} (12,250,289)} 1,673,096 41 (1,792,811); | te (558,581); | | 7 

3 (srrgsizssziis|lississszssiscis gisrsisiisiiias isiiiisssscss2: searg22e7c2¢03% siiziiisisrsiss|ssiegsgcagizis2j jrszszszezeieejstisrsrecss2ey pseseszsceszes25y pSPESSSIEEESIIIT| | i 

. NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY) — | | | | 

3 . LESS TAXES ON GAIN. oO - | | | : | 

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

a : | | | ae 

y | a | | | | | - | | | a 

yo - | | ; | | | 

Po | | | | 

3 : os | | . | - | , : . 

J | | ce | | | Do



o eS | | | EXHIBIT K | | 7 one | 

| ; OCCUPANCY STUDY - es gee me! 
ma | | | FOR a : | _ 

| ANCHOR BANK : ; | | . . | | 

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) | | a | | : : - | | | | 

HIGH OPTION | . _ | | | 

a | i ae | : | iT | arte ; CUMULATIVE 44 PY OF ;CUNULATIVE PV OF}; 

“3 - Vion anew nnn enn nnn nnn nn nnn nnn em a= CCUPANCY COSTS----- nnn nner nee ceere creer n en OCCUPANCY COST fi 11 NET OCCUPANCY | NET OCCUPANCY it NET OCCUPANCY { NET OCCUPANCY {. 

| 4 CAPITAL oy NEW CAPITAL SQUARE MADISON — TOTAL | INCOME TAX |; SALES = |_:‘TAX ON GAIN {1 costs ‘ COSTS 7 COSTS NET OF + COSTS NET OF 44 

| YEAR ; OUTLAY ty FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS! BENEFITS |! PROCEEDS | ON SALE j, AFTER TAXES , AFTER TAXES ‘! TAX BENEFITS | TAX BENEFITS {) 

1993 | 6,138,500 1} N/A 91,078 12,783 117,251 2212} (159,910)! 4 ‘1 6,199,703 | 6,199,703 $f 6,199,703 | 6, 199,703 44 
a 1994} | 420,511 N/A N/A 100,864 521,375 |  (267,654)!! (6,739,555)! 1,815,616 1! (5,172,217)) 1,027,485 {} (4,902,574); 1,297,128 1 
| i: 1995 i 440,834 N/A N/A 105,707 546,54) | (276,669)i1 ' re 269,872 | 1,297,358 j 242,467 | 1,539,596 4) 

| 1996 i 462,173 N/A - N/A 110,792 572,966 | (283,084) +1 | i 289,882 | 1,587,239 |; 246,867 | 1,786,463 $} 

| - 1997 } i 484,579 NR N/A NG 132 600,711 | (293,367)}; ; Mi 307,344} = 1,894,583 fy 248,093 | 2,034,556 3} 

9 1998 =| 544,530 1} 554,431 N/A N/A 121,739 676,170 | (328,605) 11 | - 892,095 | 2,786,678 | 682,733 | 2,717,289 11 
1999 | i 581,388 N/A. N/A 127,626 709,013 5 (341,928) 75 oe i 367,086 | 3,153,764 4) 266,227 | 2,983,516 41 

. 2000 | Hh 609,692 N/A N/A 133,807 743,499 | (385, 616)!! woke, Ht 387,883 | 3,541,646 Hf 266,645} 3,250,161 1 
QO 2001 ry 639,412 | N/A eS N/A 140,297. 779,709 | (369,836); | | ad 409,873 } 3,951,519 3; 267,073 | 3,517,234 1} 

: 2002 700,110 3; 670,617 = =—sN/A N/A 147,112 817,729 } (384,742) 44 | i 1,133,097 | 5,084,617 i 699,834 | 4,217,068 3; 

_. RESIDUAL VALUE | HW . : ty (7,414,310)} 684,216 1} (6,730,094); (1,645,478) } 5 (4,156, 701)} 60,367 1, 

<p. ta newnnncnn nnn Lanne een n nme en ne seen arene ene n ns com ntresesen nce creter nec eneees wan ewn nnn nn nnn n enne en se ener cee een ence ncn ee Leena ne nnn ne | lennenecnenmenos | EEESEISEEI IEEE] [ooeoseeesonenes | SEELELEELEL TELE | 

; 7,383,140 44 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)} a 60,367 | M 

oo Ierrriagisrirsjppsisiisisiiiias2 ssiiriiisisiiis Isiissiiiiisiis isimsiiicicssc: rrriziriiziigialssaz2accssiisis| lscsszsssrssgc|sscecsrsssis2] pssscssrririics) Alssrrzsizzecsszs} iH 

ye | : | eS | | 

: NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY) | | 

a | LESS TAXES ON GAIN. _ . BS 7 | | a a | | 
| “"} | | : . . ~ . 

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

oa | 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 = oO | | 

7 : — OCCUPANCY COSTS WOULD DECLINE TO $(774,904) (A DIFFERENCE OF $835,270). | | ee | 

| B . =. . | . oe |



20-Nov-92 a - Oo noe , wae . | | : 

7 ANCHOR BANK sop | , oe | | | | : 
BENEFITS FROM SALE OF PROPERTIES - 1/1/94 | 2 | oe | oe | 

| | CAPITAL SQUARE MADISON. es | | | 
LO | AND PARKING RAMP NEWSPAPER LOT TOTAL | | : ee 

So SALES PRICE 6,760,000 550,000 7,310,000 | ! | 
| \ LESS: 3% SALES COSTS m (202,800) (16,500) (219, 300) | | | | | 
| LESS: ACCRUED REAL TAX PAYNENT | (325,407) (25,738) (351,145) | : re 

\» SALES PROCEEDS mes 6,231,793 507,762 6,739,555 | | | | | ve 

| ORIGINAL COST 7,189,140 583,470 7,772,610 | | | | : | ) 
| LESS: ACCUMULATED | | ne | a | 

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 ae 

| | | | | | 
J | | | a 

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

} HIGH OPTION | | — | a 
| | | NEW PROVIDENT | 
L 7 - FACILITY BUILDING TOTAL | a 

SALES: PRICE 7, 383, 140 685,000 8, 068, 140 | oO | 
| LESS: 3% SALES COSTS ood (221,494) (20,550) (242,044) | | oe 

3 LESS: ACCRUED REAL ESTATE TAX PAYMENT (351,037) (60,749) (411,786) yo | | a | 

| SALES PROCEEDS 6,810, 609 603,701 7,414,310 : I | a | : a 
| ) S cass asasnoasnnane sannanesananaea saaenancsaaaawe ' : 

ORIGINAL COST | 7,383,140 806,124 8,189, 264 | | oe | 
> LESS: ACCUMULATED : | | | | | | , : | 

DEPRECIATION (AS OF 12/31/02) (1,505,391) (612,177) (2,117,568) : | 

- BASIS. 877,749 193,947 6,071,696 | - - | 

| 3) TAXABLE GAIN 1,283,897 470,503 1,754,399 | | | | | 
SSSSISSSITSSSLLss srstsrssrssssr2 riirrrisrrsirr2: . 

/ | SB | | | - 

L | | a | me oh ae |
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18-Nov-92 | | — _ - - 7 | 

| | OCCUPANCY STUDY | | | | | . 
| | : + | oe FOR oe, | | 

| | ANCHOR BANK | | | 

| | | SCENARIO SIX ~ HIGH | | | 
| STATEMENT OF NET OCCUPANCY COSTS - ALL FACILITIES : , 

1993 1994 1995 «1998 4997 1998 1999 2000 2001 2002 TOTAL | | 

: OCCUPANCY COSTS | | | , | | ) | a | _ 
CASH OCCUPANCY COSTS | : . | | 

5 OPERATING EXPENSES 7 | ) = | | 
MAINTENANCE | 249,890.15 126,216.41 152,527.23 139,153.59 146,111.27 164,204.60 172,414.83 181,035.57 190,087.35 199,591.72 1,701,282.70 

UTILITIES 231,577.88 112,087.72 117,692.11 123,576.72 129,755.55 145,288.97 152,553.42 160,181.09 168,190.15 176,599.66 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 = 30,061.25 252,455.27 

‘5 TOTAL OPERATING EXPENSES 887,463.80 503,324.73 $28,490.97 554,915.52 582,661.29 656,869.90 689,713.39 724,199.06 760,409.02 798,429.47 6,686,477.15 

REMODELING COSTS | 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 —0.002--—«O0 00 0.00 

y 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 $72,965.52 600,711.29 676,169.90 709,015.39 743,499.06 779,709.02 817,729.47 6,915,177.15 

> , | | an | | | | 
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 TNCOME~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 =——S—«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 «779,709.02 817,729.47 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 «187,637.75 187,888.20 188,088.66 1,869, 645.42 

‘ TAXABLE OCCUPANCY COSTS 470,025.33 104,341.33 727,457.03 743,906.37 770,273.76 «861,876.65 896,038.14 931,136.81 967,597.22 1,005,818.13 8,078, 470.78 | | 

TAX BENEFITS (1) ($59,909.88) (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) | | 
‘ | mete nennennnenensenenenesenceenncnencannnnnnenannnenanecneesetetnnannenannerensnnsesetsescenenenenarsscnnecacoastererantannaccassacaccaaesseeseecenansanense ss 

“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. 8 | |
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18-Nov-92 | a a | | a Oe | | 

Z | | | OCCUPANCY STUDY oe | | | | 
oh | FOR | | | | 
an | | : | | ANCHOR BANK | : / 

| a SCENARIO SIX ~ HIGH | | 
7 | | | | STATEMENT OF NET OCCUPANCY COSTS - PROVIDENT BUILDING ms | } | 

a 1993 1994 1995 «1996 1997 1998 Ty) a ) TOTAL | | 

| OCCUPANCY COSTS ee : | | | | : | 
ASH OCCUPANCY COSTS. | | | | | 
OPERATING EXPENSES | . =: | | Be | 
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 57,231.88 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 

4 REAL ESTATE TAXES 37,296.43 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 5,578.26 «3,797.17 3,945.03 4,142.28 33,584. B6 

3 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 | 

: | | | | 
YY RENTAL IKCOHE 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 117,251.29 100,863.85 105,707.05 110,792.40 116,132.02 121,758.62 127,625.55 133,806.83 140,297.17 147,112.03 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 : 
| Sretinsh ease cette cemc se eeeen scan eke seen teen t ee ee ne ee eee : . ) 

—")——TANABLE 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 } hae 

| 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) | aan 
| ) a ee ee wee we ew ee ee ee eee eee e wee eee eee ee eee eee re eee ee eee eee meen nee eee ene meme emanates tenn ees e enn ee mses anna enema te | ‘ 

! NET OCCUPANCY COSTS AFTER TAXES 100,994.85 83,001.99 80,431.23 77,176.36 79,320.05 82,458.42 86,126.92 89,974.97 93,790.39 97,803.78 871,078.97 | | 

I 7 wy | | | ye | | 

; | | | | 
a | - | ae 

2 | | | | 
. (1)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. es : . 

| | 
bh 

Ly | : | | | 
ee 

| | | | | 

_ | . | 
3 | -



18-Hov-92 : | | we : | | | | Es es 

| | | | OCCUPANCY STUDY | Oo | | 
oy | ; | oe FOR | , . 

| | | | ANCHOR BANK | 
| | | : SCENARIO SIX - HIGH | | | ae 

ny | STATEMENT OF NET OCCUPANCY COSTS - MADISON NEWSPAPER LOT | ee 

"3 | | es : | : | 

1993 1994 1995 1996 1997 1998 1999 + 2000 «S—s200k-=Stsi2002SS TOTAL | 
ay nest enscceencc cence ene n nec nnsecnan anes cocc snare nace nnatananaacsncannncnnaccasocracccsconncanescaasa scans ac se asec na seca eee ees 

* OCCUPANCY COSTS | | | a | a | 
CASH OCCUPANCY COSTS oe we S. | | | | 

"y OPERATING EXPENSES | | : 7 | 7 | 

«1 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 oon 
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 -——=-27, 974.64 0.00 0.00 0.00 0.00 0.00 0.00 0.00 — 0.00 0.00 27,974.61 

9 rvcone ee Paar oe 
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) 

> sotan INcone (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 | 

-) ——TayaBLE 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 

ry TAK 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 7,797.39 =—ss(0.00 0.00 0.00 0.00 0.00 0.00 0.00 —-0.00 0.00 7,797.39 | . 
‘n . 7 PEESSESES SeSTgaESSSESESATECTSRSETEDSTSSTEEESIRESOSISIASTESOSRSSORSSSSASOPER ICE ROSSA RSEASESSRSE SESS RISES SOARES TESTES | | 

Bo | | | | a | 

5 - | | : | 7 

are | | Lo 
| . , Oo U2
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18-Nov-92 | | | : | | , ee ae eo | 

OO | os OCCUPANCY STUDY | - | : 
~, | | FOR : | | | 
: . | a | ANCHOR BANK | bane | | 

| | | ~ SCENARIO SIX - HIGH | | a a 
*y | | STATEMENT OF NET OCCUPANCY COSTS - PROPOSED SUBURBAN OFFICE | | aan 

5 , | eos | | oo 8 | | | 
oe 1993 19941995 1996 1997 1998 1999 2000 =—==-2001 2002 TOTAL | a 

2 wrintaiingseanctcncdatctesetanr eset ne ete ee nn eee ee eee | 
—"  gecupancy costs | | ee - | a | 

CASH OCCUPANCY COSTS | aoa | : oe | Sa | | a | 
7 OPERATING EXPENSES = | | - - | ete) a fe | 

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 

7 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 25,918.97 187,261.31 

| waa ne ene en ee nn ee ee ee eee eee ee enn nent nen een en tenet tenn nnn nner e nse ne scare ne nec eetann smears ce romans , 

i) 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 9,00 -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 / | 

2 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 

3 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 

ay " | | | | | | 

+? NET CASH OUTLAY BEFORE TAXES 0.00 420,510.88 440,833.92 462,173.12 484,579.28 554,431.28 $81,387.84 609,692.24 639,411.85 670,617.44 4,863,637.85 | 

ty 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: 0.00 570,829.88 598,159.92 619,945.12 642,798.28 729,256.28 757,403.84 786,194.24 816,399.85 848,041.44 6,369,028.85 | 

oe | a | | _ Os ON | 
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) | | 

; . a a aaa aaa alata aaa 

7) 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 $23,272.28 3,936,860.60 
DIISIIISSISSSISISITISISIISIIS SSI III LIS SI IIS IS III SILISIILII IIS SI SILI SSIS IIS ISISIII SLITS SSIS LILI II SIS SI SSeS sss sess sss sss ssf s seals less esee , 

| | | : | | a | 

=) (A)CALCULATED ON NET OCCUPANCY COSTS LESS CAPITALIZED EXPENDITURES. oe | : | | 
| - | | | : : | 

| os . , : ; 

po : | | oo | | 

Sm - | : , Lo |
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1G-Nov-92 Pati SA a HO oe ae | | 

| a | OCCUPANCY STUDY _ ne 
s | | Bo | - FOR , wee | | 
, | | | ANCHOR BANK | | em | 

| es | SCENARIO SIX - HIGH oe | | | . 
°y mod | STATEMENT OF NET OCCUPANCY COSTS - CAPITAL SQUARE BUILDING | : 

| 1998 1994 1995 1996 1997 1998 1999 2000-2001 2002 TOTAL | 
") ee ee een ee enn ee eee eee ee eee eee ee ee eee 

: OCCUPANCY COSTS | | Sets | Oo , 
CASH OCCUPANCY COSTS | eee | | | | 

5 OPERATING EXPENSES | | | | ae | | 
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 

*) REAL ESTATE TAXES 234,622.17 0.00 0.00 0.00 0.00 0.00 — 0.00 0.00 0.00 0.00 234,622.17 | a 
INSURANCE 24, 460.80 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.0024, 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 

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 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) 

i) , mG won nnn enn n enc en sence nnn nen ern e nnn rene teens tenn nnn e cnr e cnn n nent anne nenenecnnnnsnnnnenarenannaecenecrsoanaaanconscarsasacancccanacacnccacacaacccmana meee ce es 

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 beg 
) sonrde ce emmersnscossenetenedestanteaeennen ae inncccansorcazarrsamarcansanangarannasanecnaneascnmaraeelanaences soerorenes ec sconcesnecornernesrscrmeccenrarcrsc = | : 

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 

‘) TAY 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 0.00000 0.00.00 0.00 0.00 0.00, 0.00 0.00 181,585.25 | 
oe) ; SEES SSSEISSSTISSOECSIRTISES HATES ESS To Se AES TenpaTeseT sre sTsesestcseesesesaastasscsssesssassassssasssTassencessssec ess hT reset aes caeacweapesabecenccrepessssess . 
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18-Nov-92 | | - | foe | Poe a a 

Dee “OCCUPANCY STUDY OO | | 
ay | | | FOR | | | | 
_ | | | : | ANCHOR BANK — , oe | : 

| | SCENARIO SIX - HIGH - | 
* _—— STATEMENT OF NET OCCUPANCY COSTS - PARKING RAMP | | : 

oO} | a | | | | 

| 1993 1994 1995 19961997 1998 1999 = 20002001 2002 TOTAL | 
"y Tore ca are tsetn rs sansnesdenansne mcm cnnn ne ncsnnts antenna seman tegetensumnnesaennereccnnnea ns cnesnnsensoannomssmeatcanecansaneacsceacacenmn assoc 

| OCCUPANCY COSTS — | fo - | | | | 
CASH OCCUPANCY COSTS | | : | | 

*) OPERATING EXPENSES | | es | PS : 
MAINTENANCE | 34,094.15 0.00 0.00 0.00 0.00 0.00 0.00  — 0.00 0.00 0.00 34,094.15 | — 
UTILITIES. 10,532.43 0.00 0.00 = 0.00 0,00 0.00 0.00 0.00 0.00 0.00 10,532.43 . 

yy REAL ESTATE TAXES 75,289.21 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 = 0.0075, 289.28 | 7 
) INSURANCE 5,390.70 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 5,390.70 | | | 

x TOTAL OPERATING EXPENSES 125,306.50 0.00 = 0.00 0.00 0.00 0.00, 0.00 0.00 0.00 0.00 125,306.50 | | 

TOTAL CASH OCCUPANCY COSTS 125,306.50 0.00 0.00 0.00000 0.00 0.00 0.00 0.00 0.00 125,306.50 | 

INCOME | | 
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 (51,146.40) 0.00 = 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (51,146.40) | 

TOTAL INCOME (157,507.28) 0.00 0.00 0.00 = 0.00. 0.00 0.00 0.00 0.00 0.00 (157,507.28) | 
D | . | | | | 

NET CASH OUTLAY BEFORE TAXES © (32,200.78) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 (32,200.78) 

2 DEPRECIATION | 64,558.09 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 64,558.09 | 

TAXABLE OCCUPANCY COSTS 32,357.31 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 © 32,357.31 

| TAX BENEFITS = (12,619.35) 0.00 0.00 = 0.00 0.00 0.00 0.00 = 0.00 0.00 0.00 (12,619.35) os 

“y NET OCCUPANCY COSTS AFTER TAXES 19,737.96 0.00 0.00 0.00 = 0.00 0.00 0.00 = 0.00 0.00 0.00 19,737.96 SS |



| loctpy-99 | —_ | | | | ae - : ee | 

‘ | OCCUPANCY STUDY | Se oe | a | | 8 
| FOR a | | | | 

. ANCHOR BANK oe | | | , 

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) . | | | . : 

HIGH OPTION ae . a , 
5 ; rhe ' 7 op i ~ ' CUMULATIVE = 14 PY OF +CUMULATIVE PY OFT: 

, ; pprrartt ater t tts cs esscsecesce== OCCUPANCY COSTS nnn nn nner tren cern cern eer ener e] it , '! NET OCCUPANCY | NET OCCUPANCY |; NET OCCUPANCY , NET OCCUPANCY mM 

| CAPITAL 4} NEW CAPITAL SQUARE MADISON TOTAL rOCCUPANCY COST 4} SALES TAX ON GAIN jj COSTS ! COSTS . 1! COSTS NET OF {| COSTS NET OF 4; 

) YEAR 1 OUTLAY — rt FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS{TAX BENEFITS 1; PROCEEDS ; ON SALE i AFTER TAXES | AFTER TAXES 4; TAX BENEFITS | TAX BENEFITS 3; 
wwe we new ema man law menwewnamnat lon cw meee em mem eee eee wee See ewe ee ecw eee we ewes wee ecw eee eck chee ee eee ee bee eee ee Pee ee ee ee ee bee ee be ee en Fb ee ee ne beeen eww cena! 

1. tt : oe / : : : ' i i} it : ' : td . ' v4 

| 1993 | 6,138,500 1) N/A 91,078 12,783 117,251 221,112} (159,910) 1! ! TE 6,199,702 | 6,199,702 }} 6,199,702 | 6,199,702 1 
) 1994 i 420,511 N/a N/A 100,864 521,375 | (267,654)! (6,739,555)! 1,313,616 $$ (5,172,217)! 1,027,485 1) (4,902,574); 1,297,128 ff 

1995 1) 440,834 N/A NA 105,707 546,541 | (276,669) 11 to 1 269,872 | 1,297,357 HF 242,467 | 1,539,996 1 
1996 4 462,173 N/A N/a 110,792 572,965 | (283,084) 11 | i 289,881 | 1,587,238 11 246,867} 1,786,462 1} 

> 1997 i: 484,579 N/A N/A 116,132 600,711 | (293,367)! i 307,344 | 1,894,582 1! 248,093 | 2,034,555 
1998 =| 544,530 1 554,431 N/a ON 121,739 676,170 | (328,605)! aM g92,095 | 2,786,677 1 682,733 | 2,717,288 11 
1999} ' 581, 388 N/A N/A 127,626 709,014} = (341,928) 1} bo t 367,086 | 3,153,763 || 266,228} 2,983,516 | 

3 2000 | i 609,692 N/A N/A 133,807 743,499} (355,616) 1 i 387,883 | 3,541,646 |! 266,645} 3,250,161 |) 
| 2001. ; ar 639,412 N/A N/A 140,297 779,709 |. (369,836) }} 409,873 | 3,951,519 1} 267,073 } 3,517,234 4} 

— 2002 ; 700,110 15 670,617 © N/A N/A 147,112 817,729 ! (384,742) 13 ' MI 1,133,097 | 5,084,616 {I 699,834 | 4,217,067 3, 

d RESIDUAL VALUE | MH . . ' . (8,089,014) | 947,350 3} (7,141,664)! (2,057,048); } (4,410,899) | (193,831))} 
| Vo eee bbe c ee mec eee ecu en auceecceneccuce ennmcccuccaccun sunuecccuccecee cee weccncee ween bee we nce w cee w we Poce eee eee eee eee eee be cee cece cece rel liw eee eee ec rrtrcrerrriree!! 
| ' t! i is : ] | prrtrret eer ewe nn iy yur tate eeewewwnnmnney 

| 7,383,140 1! 4,863,637 91,078 12,783 1,221,327 6,188,825 | —(3,061,411)1! (14,828,569)! 2,260,967 |! (2,057,048) | 11 (193,831)! - 
| 3 lrrrsisissssostissssssssssssss2 rssssissscssscs poariggeiaiiizs 2itiizisrissist SEEISIIIIGIIIIS |ISIIGISIIIaIEIa | pssssaisgsc2ca|sesesseccsci2) ppsessrsrssrss22) ; Wergrrgrszccsss! i 

| - NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY) | . _ 

a LESS TAXES ON GAIN. 7 . 

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

3 | , | 

| 

s , es | | | > | eae | oe | 

pon | | | | | | 
3 | | : | | 

| | | | Ww 
oe | | | | oY
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. 19-Nov-92 - ae - | | | a . oo | Cae 

° | —————eCUPANCY STUDY _ | B oe | . | | | 

| : , FOR : | | 

, | | ANCHOR BANK — oe | . 

- SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) | | / | | | | 

HIGH OPTION - WITH DEPRECIATION | . | | oa | , | 

3 ; ty | I at He - y CUMULATIVE i PY OF ;CUMULATIVE PV OF), 

! Nene eeneennnnecneercncnneenss=- OCCUPANCY COSTS-----222--2nsc teen rescence eeeoe| Ho ! '! NET OCCUPANCY | NET OCCUPANCY |! NET OCCUPANCY | NET OCCUPANCY 1! 
| CAPITAL 4, NEW CAPITAL SQUARE MADISON os TOTAL SOCCUPANCY COST 1; SALES | TAX ON GAIN 44 COSTS ; COSTS 1, COSTS NET OF | COSTS NET OF 4, 

4 YEAR ; OUTLAY iy FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS'TAX BENEFITS !! PROCEEDS { ON SALE j; AFTER TAXES | AFTER TAXES |, TAX BENEFITS ; TAX BENEFITS 14 

we cee me wewew wwe lecwwm ce cwewee dee ee ee ee. ceed ewes ace me en Sone e neem een eee ewes anee ee ewe mec cen leew cw wee cewe we Phew cen w wee bee wee een fee e ene e en Fee eee eee eee eee Pee eee bee ee eet 

' , it : : so ' re ' rt 4 : it ' tt 

| 1993. 6, 138,500 1 N/A 91,078 12,783 117,251 221,112 | (159,910))} | iM 6,199,702 | 6,199,702 1; 6,199,702 | 6,199,702 |; 

3 7 1994 | it 420,51] N/A N/A 100,864 $21,375 | (267,654); (6,739,555), 1,515,616 i (5,172,217)} 1,027,485 }; © (4,902,574); 1,297,128 {4 | 

«1995 it 440,834 N/A N/A 105,707 546,541 | (276,669) 54 | | "1 269,872 | 1,297,357 44 242,467 | 1,539,596 1) 

1996 1 i 462,173 N/A N/A 110,792 572,965 | (283,084) 1; | HI 289,881 | 1,587,238 |; 246,867 | 1,786,462 |} 

) 1997 i 484,579 N/A N/A 116,132 600,711} (293,367); ) too MH 307,344 | 1,894,582 4; 248,093 | 2,034,555 4} " 

1998 ; 544,530 3) 554,431 N/A N/A 121,739 676,170 | (328,605) 1; i 892,095 | 2,786,677 44 682,733 | 2,717,288 {5 

1999 i 581,388 N/A N/A 127,626 709,014 | (341,928) ) oy 367,086 | 3,153,763 1, 266,228 | 2,983,516 4) 

‘) 2000 i i 609,692 N/A N/A | 133,807 743,499 | (355,616); | | MH 387,883 | 3,541,646 44 266,645 | 3,250,161 44 

2001 i 639,412 N/A | N/A 140,297 779,709 | (369,836) 1} _ 1: 1 409,873 | 3,951,519 ff 267,073 | 3,517,234 5 

2002 { 700,110 fi 670,617 N/A N/A 147,112 817,729 | (384,742) 1; 4 1,133,097 | $084,616 4; 699,834 | 4,217,067 {4 

) RESIDUAL VALUE ; ar | . bee! | iy (6,832,079); 411,858 5; (6,420,222); (1,335,605) 4; (3,965,315); 251,752 44 
Peo eee ee ee I bee ewes Semen meme set mmm men enan eaeensenweeween eee ecw www been nee mnnecewwn !! Pade new meee beeen cee cece bbl wenn ewes beter cece rrr rrr lene eee eee eee lecrrtsrrtsriizciz!! 

. : ' it ; ' tt t. th porter ereseescer rte porerreeusecenrernr it . 

| 1 7,383,140 55 4,863,637 91,078 12,783 1,221,327 6,188,825 | (3,061,411) 5; (13,571,634); 9 1,725,474 7) (1,335,605); AN 251,752 | i 

3 . | barrigicsssacijtiserssiscsssczs ZIPIISIIIIIz=57 iariiizgiiicssi iiss2isisssrss: PQETILGEIII IIIT |IrsrILIIsrriis| | TssssIissisis | rssssssssr2i2| psszecreercrss2 | ppTSSSZSSZESTIz524 . i 

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

a LESS TAXES ON GAIN. | . | | | | : 

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

. os : . | | | : 2 

a - - : | eS | rn | ae | |



* | | | OCCUPANCY STUDY ; es n anne ES 
| | i | FOR | | | ) | 

me, ANCHOR BANK | | | 

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

) ' 7 - | | iH i | CUMULATIVE {; PV.OF = {CUMULATIVE PV OF;; 
to I Va wanavannnnennnnnnnnaronennnen== OCCUPANCY COSTS--------nennne enna ren ennnenn-n=- OCCUPANCY COST 1} | '! NET OCCUPANCY | NET OCCUPANCY |} NET OCCUPANCY | NET OCCUPANCY 1, 

2 | CAPITAL 4; NEW CAPITAL SQUARE MADISON | TOTAL | INCOME TAX {$! SALES | TAXON GAIN |; COSTS | COSTS =|; COSTS NET OF ; COSTS NET OF 4; 
) YEAR | OUTLAY =} FACILITY AND RANP NEWSPAPER LOT = PROVIDENT =. OCCUPANCY COSTS! BENEFITS |} PROCEEDS { ON SALE {j AFTER TAXES | AFTER TAXES |; TAX BENEFITS | TAX BENEFITS 4} 

ewe ww ewe wu we cn laccanewacccne I icmweauwccneunna we mewecnametame wumeneweteweens See eee cen enn ewe maw meee eee wwe bene ewww ewe ban cee een bee eee eee Pb ee eee eee bon eee eee bee wwe ncnuunen! ! 
t : maa , . . t: : 3 i vt § : i ‘ “ tt 

. 1993 | 6,138,500 |} N/A 91,078 12,783 117,251 221,112 | (159,910) }; i ty 6,199,702 | 6,199,702 1) 6, 199,702 | 6,199,702 4} 
2 1994 iy 420,521 N/A N/A 100,864 521,375 | (267,654)!! (6,739,555)} 1,313,616 ff (5,172,217); 1,027,485 1; (4,902,574)) 1,297,128 14 

1995 1 440,834 K/A N/A 105,707 546,541 | = (276,669) 5 op MH 269,872 ; 1,297,357 4} 242,467 | = 1,539,596 3 
. 1996 | 4 462,173 N/A N/A 0,792 572,965 | (283,084); | nT 289,881 | 1,587,238 |} = -246, B67 | 1,786,462 4 
>) 1997 7 484,579 N/A N/A 116,132 600,71 | (293,367)F Hh 307,344} 1,894,582 Ff 248,093 | 2,034,555 }} 

1998 | 544,530 1 554,431 N/A NA 121,739 676,170 | (328,605) 1} N 892,095 | 2,786,677 4} 682,733 | 2,717,288 1) 
. 1999 4 581,388 N/A N/A 127,626 = 709, 014 | (341,928) } 1 i 367,086} = 3,153,763 3 266,228 | 2,983,516 | 
3 2000 et 609,692 N/A N/A 133,807 743,499 | (355,616)1) MN 387,883 ; = -3, 541,646 3 266,645 | 3,250,161 4; | 

2001 poe Hl 639,412 N/A N/A 140,297 779,709 | (369,836); } tr 409,873 | = 3,952,519 1 267,073 | 3,517,234 1 
. 2002 | = 700,110 1; = 670,617 NA N/A 147,112 817,729 | (384,742)), 1 1,133,097 | 5,084,616 ft 699,834 | 4,217,067 |} 
=) RESIDUAL VALUE } ' | OE, | 4 1! (8,062,755); 937,109}; (7,125,646)} — (2,041,029)1; (4, 401,005) | (183,938) 1} 

. foe we Pec ec eee eee ee eee ewe eee eee e ence m wenn ewe m ene we mene nn enw ee ene en ewes lemme enews wwe we cece cee eee bec we ween Pho ee een bocce rece cess ces bine ee nee wwe lose cerscssrrceccll 
t i} : 4 ott t . i proerrrrecercrrern es prrerserescccceccer ryt 

{7,383,140 }} 4,863,637 91,078 12,783 1,221,327 6,188,825 | (3,061,411)1} (14,802,309); 2,250,725 5; (2,041,029)} iH (183,938)| i 
y . lazgarssszssinflssescszssezciss secsneccenccese Seasisesseseess Sccassensonaame sigs2isrress2rsfsss2srsnriscscs| fssscarscssiaspsscssscossssc] jsssssesssssssss} pposscessssasseany i 

_ NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) OR ORIGINAL COST (NEW FACILITY) | a8 “ | 
a) LESS TAXES ON GAIN. | | | | | | | 

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

oT es - mo Bo o | | | whe 8 | 

>. OO So an | 7 ) | : we | | 

ad be | = Se | oo 

Doo fate oe oe | | | a | | |



20-Nov-92 | | | | : oS | | | 

. | 7 OCCUPANCY STUDY | os | | | | a , | 
| : | FOR | | | | 

oe ANCHOR BANK | | | - | 

SCENARIO SIX (SELL ALL PROPERTIES EXCEPT PROVIDENT BUILDING) . . . 

HIGH OPTION - WITH DEPRECIATION . - on " 

3 Ht oe ' : NH i 1 MH . 1! CUMULATIVE =} }- PY OF (CUMULATIVE PV OF ty 

Me eencnecenennneneneneneeeene====QCCUPANCY COSTS-n-2----ccceeeeececeeeensesee==- OCCUPANCY COST fp TENET OCCUPANCY | NET OCCUPANCY 1! NET OCCUPANCY | NET OCCUPANCY |; 
| CAPITAL 4} NEW CAPITAL SQUARE MADISON | TOTAL =| INCOME TAX. 4} SALES 1 TAX ON GAIN {4 COSTS COSTS '! COSTS NET OF { COSTS NET OF 4 

ad YEAR 1 OUTLAY) of} FACILITY AND RAMP NEWSPAPER LOT PROVIDENT OCCUPANCY COSTS| BENEFITS '! PROCEEDS { ON SALE 4; AFTER TAXES 1 AFTER TAXES {) TAX BENEFITS | TAX BENEFITS {; 

meee www ewe w nn bonne ee ce wwe Phe cc eee cee eed wed ne wee wee ween She see emcee es cece name n senna cone ween w ewe bee ee ee nce cee ee Meee eee eee eee beeen Pec eee ene Lee cen ee cen Phen ene ee een Lee eee ee een e eens! 

' i ' me i Me i mn ' rm 

19938 F188, 500 TENA 91,078 12,783 «117,251 221,112} (159,910) 1 11 6,199,702 | 6,199,702 1! 6,199,702 | 6,199,702 4 
} 1994 iM 420,511 N/A N/A ; 100,864. 521,375 } (267,654) 14 (6,739,555)! 1,313,616 4) (5,172,217)} 1,027,485 jt (4,902,574)} 1,297,128 45 

1995 ; i 440 834 N/A N/A - 105,707 546,541 | (276,669)! i i 269,872 3 1,297,357 {3 242,467 | 1,539,596 1; 

1996 | TE 462,173 N/A N/A 110,792 572,965} (283,084) 1 ! Ot 289,881 $ 1,587,238} 246,867 1,786,462 1) 
} 1997 i 484,579 N/A N/A 146,182 600,711 } (293,367) +4 4 Wt 307,344 | 1,894,582 }} 248,093 5 2,034,555 3} 

1998 } 544,530 1} §54,431 N/A N/A 121,739 676,170 | (328,605) }; ' iH 892,095 } 2,786,677 {4 $82,733 |. 2,717,288 13 

; 1999 HW - $81,388 N/A N/A 127,626 709,014! (348,928) 07 | HW 367,086 } 3,153,763 4 266,228 | 2,983,516 4; 

y 2000} 609,692 N/a N/A 133,807 743,499 | (355,616) 11 ! 1 387,883 | 3,541,646 $$ 266,645 | 3,250,161 1} 
2001 i 639,412 N/A N/A. 140,297 779,709 } (369,836) ) 5, | . Hh 409,873 ; 3,951,519 15 267,073 } 3,517,234 $3 

2002 \ 700,110 1). 670,617 N/A N/A 147,112 817,729 | (384,742) 1} ay 133,097 ' 5,084,616 43 699,834 } 4,217,067 {; 

3) RESIDUAL VALUE | iW | | Pee 1 (6,809,703); 403,131 Mt (6,406,572)} (1,321,956) +} (3,956, 885)} 260,183 1) 

bonne cc een Mececeeeecennece eececucucncccce sececceccccccee eeecce ee ence eee eee e ence nen eee beeen e een e eee ee eee e eee nnn lene e eee eee e Henne eee eee eee Pe rrrresraririts been enone ee eee eet rriiiisrsssri2is) | 
' mt ’ "1 1 i pr tteasacsasesncyy prrssssseecsewnen yy 

| 1 7,383,140 |; 4,863,637 | 91,078 12,783 1,221,327 6,188,825 | (3,061,411))} (13,549,257); 1,716,747 MW (1,321,956)} i 260,183 } i 
> lerrigsiisrims| psrississciaiss2 Isiisiisiiiisis sissisisiscacs: SIEEEELEIGGG222 TESTIETETessiz2|ITELarsssseiees| [sseeessssccee|setessceeeeee | TEEeSTTTTTIIIT Ty estettttttse tty wh 

_— NOTES: 1. RESIDUAL VALUE = 1993 APPRAISED VALUE (PROVIDENT BUILDING) QR ORIGINAL COST (NEW FACILITY) . . 

) | LESS TAXES ON GAIN. ; | | | | 

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

} | oe | 

) : | | | | | oe | 7 | | | 

| | | | 

| | | . oO
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