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GENERAL | NFORIVATI ON

This docunent is an evaluation of the Community Rei nvestment Act
(CRA) performance of Associ ated Bank Lakeshore, N. A prepared by
the Ofice of the Conptroller of the Qurrency (OCO, the
institution's supervisory agent.

The eval uation represents the OCC s current assessnent and rating
of the institution's CRA perfornmance based on an exam nati on
conducted as of June 17, 1996. It does not reflect any CRA-
related activities that may have been initiated or discontinued
by the institution after the conpletion of the exam nati on.

The purpose of the Community Reinvestnment Act of 1977 (12 U S. C
2901), as anended, is to encourage each financial institution to
help meet the credit needs of the communities in which it
operates. The Act requires that in connection with its
examnation of a financial institution, each federal financial
supervi sory agency shall (1) assess the institution's record of
hel ping to neet the credit needs of its entire commnity,
including | ow and noderat e-i ncome nei ghbor hoods, consistent wth
safe and sound operations of the institution, and (2) take that
record of performance into account when deci di ng whether to
approve an application of the institution for a deposit facility.

The Financial Institutions Reform Recovery and Enforcenent Act
of 1989, Pub. L. No. 101-73, amended the CRAto require the
Agenci es to nmake public certain portions of their CRA performance
assessnents of financial institutions.

Basis for the Rating

The assessnent of the institution's record takes into account its
financial capacity and size, |egal inpedinents and | ocal econom c
condi tions and denographics, including the conpetitive
environnent in which it operates. Assessing the CRA perfornance
is a process that does not rely on absol ute standards.
Institutions are not required to adopt specific activities, nor
to offer specific types or amounts of credit. Each institution
has considerable flexibility in determning howit can best help
to neet the credit needs of its entire coomunity. In that |ight,
eval uations are based on a review of 12 assessnent factors, which
are grouped together under 5 performance categories, as detailed
in the follow ng section of this eval uation.



ASSI GNVENT OF RATI NG

| dentification of Ratings

In connection with the assessnent of each insured depository
institution's CRA performance, a rating is assigned fromthe
fol | owi ng groups:

Qut standi ng record of neeting community credit needs.

An institution in this group has an outstandi ng record of,
and is a leader in, ascertaining and hel ping to neet the
credit needs of its entire delineated community, including
| ow and noder at e-i ncone nei ghbor hoods, in a nmanner
consistent with its resources and capabilities.

Satisfactory record of neeting community credit needs.

An institution in this group has a satisfactory record of
ascertaining and helping to neet the credit needs of its
entire delineated community, including | ow and noderat e-
i nconme nei ghbor hoods, in a manner consistent with its
resources and capabilities.

Needs to inprove record of neeting community credit needs.

An institution in this group needs to inprove its overal
record of ascertaining and helping to nmeet the credit needs
of its entire delineated community, including | ow and
noder at e-i nconme nei ghbor hoods, in a nmanner consistent with
its resources and capabilities.

Substantial nonconpliance in nmeeting conmunity credit needs.

An institution in this group has a substantially deficient
record of ascertaining and helping to nmeet the credit needs
of its entire delineated community, including | ow and
noder at e-i nconme nei ghbor hoods, in a nmanner consistent with
its resources and capabilities.
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DI SCUSSI ON OF | NSTI TUTI ON' S PERFORMANCE

Institution's Rating:

Based on the findings presented below, this institution is rated:
Satisfactory record of neeting community credit needs.

Community Profile:

Associ at ed Bank Lakeshore, N A (ABL) has established a delineated
communi ty whi ch enconpasses all of the Sheboygan Metropolitan
Statistical Area (MBA), and Mani towoc and Fond du | ac Counti es,
Wsconsin. The Sheboygan MSA is conprised of Sheboygan County,
Wsconsin. Based on 1990 Census Data, the popul ation of the

del i neated comunity totals 274, 000.

The delineated community has 65 census tracts (CTI) and bl ock
nunber areas (BNA). There are no | owinconme CIs/BNAs in the
comunity, with income | evels between 0% and 49% of the nedi an
famly incone of the area. A total of three CIs/BNAs are

noder at e-i ncone, with incone | evel s between 50% and 79% of the
nmedian famly income for the area; 50 CTs/BNAs are m ddl e-i ncone,
with incone | evel s between 80% and 119% of the nedian famly
inconme for the area; and 12 CTs/BNAs are upper-inconme, wth
incone | evels of 120%or nore of the nmedian famly incone for the
area. The 1990 Census nedian famly incone |evel for the
Sheboygan MBA is $36, 707. The 1990 Census State Non-Metropolitan
medi an famly inconme |evel, which is applied to Manitowc and
Fond du lac Counties is $30,290. ABL's community has 107, 000
housing units. A total of 73,000 (68% of the housing units are
owner - occupi ed, with 5,000 (5% of these units located in

noder at e-i ncone areas. The nedi an housi ng value for the
Sheboygan MSA is $62,000. The nedi an housi ng val ue for Manitowoc
and Fond du lac Counties is $53, 000.

ABL’'s delineated community is hone to nmany diversified services,
and industrial conpanies. The |argest enployers for the

Mani towoc area are Mrro/ Fol ey Conpany, The Manitowoc Conpany,
Hamlton Scientific, Pullman/lnperial Eastnman, and Holy Famly
Menorial Medical Center. The largest enployers for the Sheboygan
area include: Kohler Conpany, Bems Manufacturing, J.L. French,
and the Sheboygan Menorial Medical Center. Fond du lac’s |argest
enpl oyers include Mercury NMarine, Quad G aphics, St. Agnes
Hospital, and G ddi ngs and Lew s.

Conpetition between financial institutions is strong. |In 1994,
approxi mately 100 financial institutions originated nortgage
loans within ABL's delineated community. As of Decenber 31,
1995, the unenploynent rate for the area was stable at 3.2% and
approxi mates the state unenpl oynent rate.
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The scope of this evaluation included contact with several area
communi ty organi zations and agencies. The individuals contacted
held a generally favorable i npression of ABL’s involvenent in the
community. Sone of the individuals we contacted did identify a
need for nore creative small business | ending.

Bank Profil e:

ABL is wholly owned by Associated Banc-Corp (ABC), a $4 billion
mul ti - bank hol di ng conpany as of year-end 1995. Gher ABC
subsi diaries operating in the delineated comunity include
Associ at ed Conmmerci al Mrtgage, |Incorporated (ACM), and

Associ ated Mortgage | ncorporated (AM).

ABL had total assets of $348 mllion as of March 31, 1996. The
bank had $240 mllion in outstanding | oans, and a | oan-t o-deposit
ratio of 84% ABL's |oan portfolio consists of comercial |oans
(36%; residential real estate |oans (33%; consuner |oans (17%;
commercial real estate loans (9% ; and agricultural |oans (5%.

I n addition, the bank has outstandi ng | oan commtnents of $72
mllion, or 21%of total assets. As of March 31, 1996, ABL had
earnings of $1 mllion, or a return-on-assets of 1.3%

ABL has six full-service locations in the delineated comunity.
The bank al so has two branches at |ocal retirenent villages,
known as Felician Village and Pine Haven, which offer only
deposit and trust facilities. The bank has five full-service and
two cash-di spensing proprietary automated teller nachi nes (ATM)
| ocated within the delineated community. ABL has five full-
servi ce branches, one retirenent village facility, and four full-
servi ce and one cash-di spensing ATM Il ocated in mddl e i ncone
areas; and one full-service branch, one retirenent village
facility, and one full-service and one cash-di spensi ng ATM

| ocated in upper incone CTS/BNAs. ABL has no service facilities
i n noderate 1 ncome CT/ BNAs.

l. ASCERTAI NMENT OF COVMUNI TY CREDI T NEEDS

Assessnment Factor A - Activities conducted by the institution to
ascertain the credit needs of its community, including the extent
of the institution's efforts to communicate with nenbers of its
comunity regarding the credit services being provided by the
institution.

. ABL takes a proactive approach to assessing comunity credit
needs through continuous contact with community nenbers.

ABL's Board of Directors (Board) and managenent are actively
involved in neeting wth local, state, and federal government
officials, comunity devel opnent associ ati ons, econom c

devel opnent associ ations, housing authorities, snall business
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associ ations, non-profit organi zations, public utilities, and
other individuals. ABL's community invol venent assisted bank
managenent in identifying the follow ng community credit needs:

af f ordabl e hone purchase, hone refinance, and consuner |oans; and
smal | busi ness and snall farm financing.

The Board and seni or nmanagenent address community credit needs

t hrough product devel opnent activities. Since the January, 1994
eval uation, ABL has introduced a 100% fi nanci ng hone equity | oan
product. ABL also utilizes flexible underwiting standards in
extendi ng nortgages that do not neet secondary market guidelines.
Additional information on these products is provi ded under
Assessnment Factors | and J in this eval uation.

Assessnment Factor C - The extent of participation by the
institution's Board of Drectors in formulating the institution's
policies and reviewing its performance with respect to the

pur poses of the Community Reinvestnment Act.

. The Board is actively involved in the oversight of ABL's
Communi ty Rei nvestnent Act (CRA) program

ABL's Board is involved in the bank’s CRA activities by
establishing CRA policies and procedures, and approving the CRA
Public Notice and the CRA Statenent annually. ABL has expanded
the CRA Statenent to detail the bank’s efforts in ascertal ning,
mar keting, and originating | oans; and anal yzing the distribution
of those |oans. The Board has al so established a CRA Committee,
wi th Board nmenber participation.

The Board and seni or managenent support CRA training for al
personnel. Al new enpl oyees recelve CRA training during

enpl oyee orientation. Bank enpl oyees receive additional training
on CRA on an on-goi ng basis. The Board receives CRA training on
a periodi c basis.

1.  MARKETI NG AND TYPES OF CREDI T OFFERED AND EXTENDED

Assessnment Factor B - The extent of the institution's marketing
and special credit-related prograns to nmake nenbers of the
community aware of the credit services offered by the
institution.

. ABL’s marketing programis designed to reach all segnents of
its conmunity.

ABL uses a variety of nedia to informthe comunity of its credit
services, including: newspapers, radio, television, brochures,
| obby posters, statenent stuffers, and publications targeting
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specific segnents of the coomunity. 1In addition to the general
mar keting plan, ABL and AM provide periodi c Homebuyer Sem nars
directed toward | ow and noderate-i ncone individuals. The
advertising programis nonitored for conpliance with | aws and
regul ati ons by the bank’s conpliance staff.

Assessnment Factor | - The institution's origination of

resi dential nortgage | oans, housing rehabilitation | oans, hone

i nprovenent | oans, and small business or small farmloans wthin
its coomunity, or the purchase of such loans originated inits
communi ty.

. ABL and AM’s lending levels within the delineated community
reflect responsiveness to the credit needs of the comunity.

As of March 31, 1996, ABL's |oan-to-deposit ratio was 84% This
conpares favorably to a national peer group average of 73% To
conpare ABL’'s | oan-to-deposit ratio with the 20 national and
state chartered banks in the delineated cormunity, Decenber 31,
1995 informati on was used. As of that date, ABL's | oan-to-
deposit ratio of 82%was slightly above the 20 bank average of
80% and ranked tenth hi ghest anmong the twenty. The banks in
ABL’' s del i neated community have | oan-to-deposit ratios rangi ng
from58%to 103% ABL's ratio does not include the vol une of
residential nortgage |oans originated in conjunction with AM in
ABL's trade area. The dollar anount originated by AM in 1995
total ed $23 nillion.

ABL's overall loan growth since the |ast eval uation has been

bel ow that of the banks in its delineated community. |n 1994,
ABL exhibited net loan growth of 4% ABL's net |oan growth
during 1995 equal ed 12% The average | oan growh for the bank’s
in ABL’s delineated comunity was 12%in both 1994 and 1995.
ABL's overall loan growth since the |ast eval uation has al so been
slightly belowits national peer group average. The national peer
group net | oan growh averaged 11% and 10%in 1994 and 1995,
respectively. ABL's |loan portfolio increased by approxi mately $7
mllion in early 1995 when the Fond du | ac branch of Associ ated
Bank M| waukee was transferred to ABL. This accounted for 28% of
the bank’s $25 nillion net loan growh that year. |In addition to
ABL’'s |l oan growth, AM nortgage |oan origination volune in the
del i neated comunity grew 65%in 1995. The dollar vol une of AM
loan activity in the delineated community grew by 137%in 1995.

Mort gage Loan Activity:

A significant majority of ABL's and AM’s nortgage-rel ated | oans
are nade within the delineated community. In 1994, 96% of all
HVDA originations were nade within the delineated community. A
total of 96% of the dollar volunme of HVDA reportabl e | oans were
made within the delineated coomunity. In 1995, these percentages
were 95% and 95% respectively.



Tabl e 1 provides an overview of the total

nunber and dol | ar
vol unme of loans originated by ABL and AM wi thin the delineated

communi ty:
TABLE 1
HVDA LOANS ORI A NATED BY ABL AND AM W TH N DELI NEATED COWUN TY
1994 1995 March 31, 1996**
Loan Type # $* # $* # $*
Hone Pur chase 230 14, 786 326 23,129 25 1, 947
Hone | npr ovenent 66 1, 202 95 1, 640 14 272
Ref i nance 70 3, 747 177 12, 862 10 479
Mil ti-Famly 0 0 0 0 0 0
Tot al 366 19, 735 598 37, 631 49 2,698
* Dol lars are in thousands. MNunbers are actual data.
** AM data is not available for March 31, 1996.
Included in Table 1 are | oans origi nated under special prograns

that are in addition to ABL's traditional

| endi ng activities.

These prograns and origination information foll ows:

Lakeshore d osi ng Assi stance Program (LCAP): This program
provides funds to LM borrowers for purchase noney nortgage
loans. This programis supplenmented by the Gty of

Mani t owoc’ s Housi ng Cost Reduction Initiative (HCR) program
whi ch provi des down paynent assistance to qualified
borrowers. Wen the borrower sells the house purchased
under this program the HCR funds are repaid. Between the
HCR grant period of July 1, 1995 and May 31, 1996, ABL

oLi gi na&ed seven | oans under the LCAP programtotaling $275
t housand.

Advocacy Commttee Action Program | ncorporated (ADVOCAP):
ADVOCAP assists LM borrowers through the hone

pur chase/rehabilitation application process. ADVOCAP
directs its clients to financial institutions that are
nmenbers of the ADVOCAP Homeowner Devel opnment Progranis Loan
Comttee (HDPLC) for possible loan funding. ABL is a
nmenber of the HDPLC and commits up to $100, 000 annual |y
under this program Since 1994, ABL has originated five

| oans totaling $186 thousand under this program

Gty of Manitowoc Honestead pportunity Program  ABL

provi des the borrower with funds for purchase noney
nortgages while the Gty of Manitowoc’s Honme Grant funds are
used to finance down paynent and cl osing costs. The
borrower repays the Honme Grant Funds when the house is sold.
Bet ween 1994 and 1996, ABL origi nated seven | oans totaling
$308 thousand under this Gty of Manitowoc program

Table 1 al so includes | oans guaranteed by the Wsconsin
Housi ng and Econom ¢ Devel oprent Authority (WHEDA). Details
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on ABL’s originations under this programcan be found under
Assessnent Factor J.

ABL’s and AM’ s vol unme of nortgage originations is good in
relation to the bank’s resources and community credit needs. In
1994, ABL was not required to report data on borrower income
levels for loans originated in non-NMBA areas. As a result,

mar ket share data is available only for the Sheboygan County NMSA
Al t hough nmarket share data is available only for Sheboygan
County, HVDA originations in Sheboygan County represented 91% of
ABL'’s and AM’s total anmount of HVDA originations in 1994. An
anal ysis of 1994 nortgage-rel ated narket share in Sheboygan
County census tracts indicates that ABL and AM ranked fourth in
total nortgage-related | oans originated with an 8% nmarket share.
ABL and AM ranked fourth in nmarket share of purchase noney
nortgage lending with an 8% narket share; second in nortgage
refinance lending wth a 12% nmarket share; and fourteenth in hone
i nprovenent lending wth a 1% narket share. There were
approximately 100 institutions that originated HVDA rel ated | oans
i n Sheboygan County in 1994. Data on narket share for 1995 is
not available at the tine of this witing.

Smal | Busi ness and Smal | Farm Loans:

ABL extends a good vol une of small business and snall farml oans.
Smal | business | oans are defined as |oans with an origi nal anmount
of $1 mllion or less. Small farmloans are defined as those
havi ng an origi nal armount of $500 thousand or less. On a

conbi ned basis, commercial, comercial real estate and
agricultural |oans approxi mate 50% of ABL's |oan portfolio. This
segnent of the portfolio has grown 6% since the | ast eval uation

Based on publicly avail abl e conparabl e data, ABL had 516 snal |
busi ness | oans on June 30, 1994 wi th an out standi ng amount of $49
mllion. Oh June 30, 1995, ABL had 692 snmall business [oans with
$58 mllion outstanding. In conparison to all banks in ABL’s

del i neated comunity, and based on the June 30, 1995 snall

busi ness loan information, ABL ranked fifth in both the nunber
and outstanding dollar amount. ABL’'S percentage increase in the
nunber and out standi ng dol |l ar anount of small business | oans from
June 30, 1994 to June 30, 1995 was 34% and 18% respectively.
This placed the bank third in its custom peer group in percentage
growt h of the nunber of small business |oans outstanding. In
terns of dollar percentage growh, ABL ranked si xth.

In 1994 ABL originated 74 agricultural-related | oans. O these,
71 were made within the delineated coomunity for a total of $8
mllion. 1n 1995 ABL originated 67 agricultural-related | oans
totaling $10 mllion. As of March 31, 1996, ABL’s outstandi ng
agricultural loan portfolio equaled $13 nmillion. This represents
a $3 mllion, or 34% increase in agricultural |oans outstandi ng
since the | ast eval uation.

Consuner Activity:



ABL originates a good | evel of consumer |oans. ABL considers
credit card, autonobile, installment and hone equity | oans as
consuner loans. |In 1994, ABL originated 263 consuner | oans;
however, the dollar volume of 1994 originations is not avail abl e.
ABL originated 287 consumer |oans in 1995 totaling $5 nillion.

Consumer | oans conprise approxi mately 17% of the bank’s | oan
portfolio and have grown 19%si nce the | ast eval uation.

Approxi mately 94% of the consuner |oans originated in 1995 were
wthin ABL's delineated community.

Assessnent Factor J - The institution's participation in
government al | y-i nsured, guaranteed or subsidized | oan prograns
for housing, small businesses, or snmall farns.

. ABL actively participates in a variety of governnent-rel ated

| oan prograns.

Table 2 details the volune of ABL and AM governnent-rel ated | oan

origi nations:

TABLE 2
1994 AND 1995 ABL AND AM GOVERNVENT LOAN CR G NATI ONS*
1994 1995
Loan Type # Qi gi nat ed*** $ Oiginated*** # Oiginated*** $ Qiginated***
SBA 15 2,944 17 3,025
FMHA 1 20 0 0
WHEDA Horre | nprovenent ** 1 15 21
WHEDA Mort gage** 23 892 32 1, 497
WHEDA CRCP 3 60 60
WHEDA Li nked Deposit 1 45 0 0
VA Mort gage** 14 827 17 868
Tot al 58 4, 803 72 5,471

Dol lar figures are in thousands. MNunber of originations are actual data.
Sold in the secondary narket.
Oiginations are within the cal endar year.

The following | oan categories fromTable 2 require additional
expl anati on:

. Smal | Business Admnistration (SBA): ABL offers SBA | oans
under the prograns detailed below ABL is a Certified SBA

Lender which substantially reduces the tine necessary to
process | oan applications.

> SBA 7A Program This program provi des guaranteed term
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| oans over $100, 000 for business expansion; financing
of real estate purchases; or construction of new
facilities.

> SBA 504 Program This program provi des busi nesses with
guaranteed termloan financing through Comunity
Devel opnent Corporations. The funds are used to
purchase real estate or fixed assets.

> SBA LowDoc Program This program provi des guar ant eed
term | oans under $100, 000 for busl ness purposes. The
application process for these | oans has been
streamined to expedite the approval process.

. W sconsi n Housi ng and Econom ¢ Devel opnent Authority
(WHEDA) :  ABL of fers WHEDA | oans under the prograns
descri bed bel ow

> WHEDA Hone | nprovenent: This program provides a
subsi di zed interest rate hone inprovenent |oan for
i ndi vidual s within specified inconme brackets.

> WHEDA Mortgage: This program provides | ong-term
fi xed-rate purchase noney nortgage | oans at bel ow
market interest rates to first-tinme honmebuyers
purchasing property in a targeted area. This program
al so provides funds for the renovati on of ol der hones
in targeted areas.

> WHEDA Credit Relief Qutreach Program (CROP): This
program provi des funds for agricultural-rel ated
operating expenses. Loans are generally up to $20, 000
and mature in one year or |ess.

> WHEDA Li nked Deposit Program This program provi des
funds for businesses that are headed by either a wonman
or a mnority and are nore than 50% owned by a worman or
a mnority. Loans under this programare up to $100
t housand and are to be used for real estate or fixed
asset purposes. Funds are provided via WHEDA' s
pur chase of a bel ow market rate bank certificate of
deposit with the funds then being | oaned to the
borrower at 1%below prinme. In addition to the one
originated in 1994, ABL originated anot her | oan under
this programin 1996 for a total of $75 thousand.

. Farners Home Administration (FnHA): This program provides
agricultural termloans to farnmers. The FnHA typically
guarantees up to 80% 90% of the principal anount of these
| oans.

ABL al so participates in WHEDA' s Busi ness Devel opnent Bond

program ABL provides standby letters of credit (SLC) for
busi ness borrowers that issue tax-exenpt bonds through the WHEDA
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Busi ness Devel opnent Bond program In 1994, ABL issued one SLC
for atotal of $3.5 mllion. ABL issued two SLC s under this
programin 1995 for a total of $2.6 mllion.

In 1994, a total of 79 SBA loans were originated in ABL's
del i neated community by all financial institutions. ABL
originated 15 of the 79 (19%. A total of 136 SBA | oans were
originated in the delineated community by all institutions in
1995. ABL originated 17 of the 136 (13%. One of the SBA | oans
originated in 1995 was a joint project wth the Gty of

Mani towoc’ s I ndustrial Revol ving Loan Fund program Through June
of 1996, ABL had originated 2 SBA | oans totaling $125 t housand.

Through May of 1996, ABL originated 14 WHEDA | oans for a total of
$618 thousand. ABL has al so originated 8 VA | oans through
May 31, 1996 totaling $592 thousand.

The increase in government |oan originations from1994 to 1995 is
attributed to nmanagenent’ s increased concentration on WHEDA
guaranteed |l oan originations. ABL is the only certified | ender
in the area to conduct WHEDA semnars for first-time hone buyers.
WHEDA al so rai sed the maxi numincone requirenent and | onered down
paynent requirenents nmaki ng WHEDA guar ant eed | oan prograns nore
accessi bl e.

I11. GECGRAPHI C DI STRI BUTI ON AND RECORD OF OPENI NG AND CLOSI NG
OFFI CES

Reasonabl eness of Delineated Conmmunity

. ABL's delineated community is reasonable and does not
arbitrarily exclude | ow or noderate-incone areas.

Refer to the Cormunity Delineation discussion on page 5 of this
Eval uation for a detailed description of ABL’s comunity
delineation. The delineated community is reasonable and neets
the requirenents of the CRA The comunity delineation is based
on the area where the majority of the bank’s | oans are derived.

Assessnent Factor E - The geographic distribution of the _
institution's credit extensions, credit applications, and credit
deni al s.

. The distribution of ABL’s |loan originations reflects a
reasonabl e pattern throughout the delineated community.

ABL's lending activity is reasonably di sbursed throughout the
bank’ s delineated community. Senior nanagenent and the Board
utilize a variety of reports to ascertain the bank’s | endi ng
activity. Managenent analyzes the distribution of all of ABL's
| oans on a quarterly basis.
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Mort gage Loan Activity:

Table 3 reflects ABL's and AM’ s total nunber and dol |l ar vol une
of nortgage-related | oan originations by CI/BNA characteristic
within the delineated coomunity. The tine franes covered in this
table are 1994, 1995 and the first quarter of 1996. ABL data is
avai | abl e through March 31, 1996 and is presented bel ow, however,
1996 AM data is not yet avail able.

TABLE 3
ABL AND AM HVDA CR G NATI ONS BY CT/ BNA CHARACTERI STI C*

Tract Type 1994 1995 1996* *

# % $ % # % $ % # % $ %
Lowr** 0 0% 0 0% 0 0% 0 0% 0 0% 0 0%
Mod 9 2% 227 1% 10 2% 479 1% 0 0% 0 0%
Md 311 85% 16,476 | 84% 485 81% 29,543 79% 42 86% 2,194 | 81%
Upper 46 13% 3,032 15% 103 17% 7,609 20% 7 14% 504 19%
N Ax*** 0 0% 0 0% 0 0% 0 0% 0 0% 0 0%

Tot al 366 100% 19, 735 | 100% 598 100% | 37, 631 100% | 49 100% | 2,698 | 100%

*k kK

Nunbers are in actual anounts. Dollars are in thousands.

1996 data is through March 31 and includes infornmation fromABL only.

There are no | ow i ncome census Tracts or block nunbering areas in ABL's delineated community.
N A neans census tract data was not avail abl e.

The 63% i ncrease in overall nortgage originations in 1995 is
prinmarily attributed to an increase in personnel to nanage
additional |oan volume, increased narketing efforts, and a
favorabl e market interest rate environnent. Because only 5% of
the CT"s in ABL's delineated community are noderate incone | evel
tracts, the |loan penetration in these tracts is generally | ower
than in other incone |evel CT s.

Table 4 on the next page reflects ABL’s and AM’s total nunber
and vol ume of nortgage | oans by borrower inconme |evel within the
del i neated community. The data for 1996 includes only
originations by ABL as AM informati on was not yet avail abl e.

TABLE 4
ABL AND AM_ HVDA CRI G NATI ONS BY BORRONAER | NOCOME LEVEL*




TABLE 4
I ncorre 1994 1995 1996**
Level # % $ % # % $ % | # % $ %
Low 16 4% 422 2% 14 2% 349 1% 2% 20 1%
Mod 46 13% | 1,645 8% 82 14% 3,513 9% 5 10% 123 5%
Md 140 38% | 6,459 33% 181 30% 9,229 25% 13 27% 654 24%
Upper 150 41% | 9,933 50% 314 53% | 24, 146 64% 29 59% | 1,833 68%
N Ax** 14 4% | 1,276 7% 7 1% 394 1% 1 2% 68 2%
Tot al 366 100% | 19, 735 100% 598 100% | 37,631 100% | 49 100% | 2,698 | 100%
* Nunbers are in actual amounts. Dollars are in thousands.

1996 data is through March 31 and includes infornmation fromABL only.
N A means borrower incone |evel data was not avail abl e.

The overall increase in nortgage-related originations from 1994
to 1995 was expl ained under Table 3. This table indicates that
whil e ABL increased the overall |ending volune to LM borrowers,
the bank’ s percentage of loans to LM individuals is bel ow that
of the delineated community’s percentage of LM famlies. Based
on 1990 census data, 13%of the famlies in ABL's delineated
community are considered | ow i nconme. Mderate incone famlies
conprise 18%of the popul ation and 28% are mddl e i nconme. The
remai ni ng 41% are upper incone famlies.

Tables 5 and 6 on the next page reflect ABL's and AM’ s nmar ket
share of 1994 HVDA |l ending activity. The data contained in the
tabl es i ncludes originations in Sheboygan County only; however,
Sheboygan County HVDA origi nations represent 91%of ABL's and
AM’s total anmount of HVDA reportable originations. In 1994 ABL
was not required to report HVDA information in non-MSA' s and
consequent |y data from Sheboygan County is the only nmarket data
avail able. Table 5 illustrates ABL’s and AM's market share of
nortgage-related | oan activity by census tract characteristic,
whil e Table 6 shows the bank’s market share by borrower incone
level. Data on the bank’s nmarket share for 1995 was not
avai |l able at the tine of this witing.




TABLE 5
HVDA LOAN CRI G NATI ONS BY CENSUS TRACT CHARACTERI STICS | N SHEBOYGAN OOUNTY* *

1994 ABL, AM AND MVARKET*
Tract Pur chase Ref i nance Home | nproverent Ml ti-Famly Tot al
Type
Bank | Market % Bank Mar ket % Bank | Market % Bank Mar ket % Bank | Market %
Lowt *** 0 0 0% 0 0 0% 0 0 0% 0 0 0% 0 0 0%
Moder at e 8 107 7% 6 100 6% 1 43 2% 0 1 0% 15 251 6%
M ddl e 122 1, 310 9% 165 1, 270 13% 7 612 1% 0 8 0% 294 3,200 9%
Upper 9 154 6% 15 128 12% 0 34 0% 0 1 0% 24 317 8%
NAK * * 0 71 0% 0 102 0% 0 1 0% 0 0 0% 0 174 0%
Tot al 139 1, 642 8% 186 1, 600 12% 8 690 1% 0 10 0% 333 3, 942 8%
* Market neans the total for all institutions that originated nortgages in the community.
** Tabl e refl ects percentages based on the actual nunber of |oan originations and purchases.
*Hk NA means the census tract data was not avail abl e.
****  There are no Low I ncone census tracts in Sheboygan County.
Except for refinances in noderate income |evel inconme CI's, Table
S indicates that ABL’s and AM's HVDA-rel ated nortgage | oan _
originations by CT incone | evel were reasonably disbursed. It is
noted that ABL's Sheboygan branch location is not directly
adj acent to the noderate inconme CT. In relation to ABL's overall
mar ket share ranking of HVDA reportable | oans in LM census
tracts, the bank was tied for fourth at 6% ABL ranked fifth in
mar ket share rank for honme purchase, hone inprovenent and
refinances in noderate incone | evel census tracts.
TABLE 6
1994 ABL, AM AND NVARKET* HVDA LOAN ORI G NATI ONS BY APPLI CANT CHARACTERI STI CS | N SHEBOYGAN COUNTY* *
Appl i cant Pur chase Ref i nance Home | nproverent Ml ti-Famly Tot al
Type
Bank | Market % Bank Mar ket % Bank Mar ket % Bank Mar ket % Bank | Market %
Low 4 88 5% 4 105 4% 1 47 2% 0 0 0% 9 240 4%
Moder at e 34 363 9% 35 332 11% 1 172 1% 0 0 0% 70 867 8%
M ddl e 66 602 11% 76 514 15% 3 265 1% 0 0 0% 145 1, 381 10%
Upper 34 461 7% 71 504 14% 3 179 2% 0 0 0% 108 1, 144 9%
NAK * * 1 128 1% 0 145 0% 0 27 0% 0 10 0% 1 310 0%
Tot al 139 1, 642 8% 186 1, 600 12% 8 690 1% 0 10 0% 333 3, 942 8%
* Market neans the total for all institutions who originated nortgages in the comunity.

* %

* k%

Tabl e refl ects percentages based on the actual
NA neans the census tract data was not avail abl e.

nunber of |oan originations and purchases.

Table 6 indicates that ABL's and AM's overall narket share of

- 16 -




nortgage |l oans to | owinconme borrowers in Sheboygan County is
reasonabl e; however, hone purchase and nortgage refinanci ng | oans
to LM borrowers lags their overall market share in those
categories. The bank ranks fourth in terns of narket share of
overall originations to LM borrowers. |In home purchase |oans to
LM borrowers, the bank ranks fourth in market share. ABL also
ranks fourth in overall narket share of refinances to LM
borrowers. ABL ranks 12th in overall market share of hone

i nprovenent |oans to LM borrowers.

Consuner Lendi ng:

Bank managenent conducts an annual anal ysis of its consumner

| ending activity. Bank nmanagenent defines LM as having an

i ncone | evel |ess than the annual WHEDA nedian famly income
figure. The WHEDA nedian famly in ABL's delineated comunity
for 1995 was $35,600. Using this definition of LM, a bank
managenent prepared report indicates that 53 of the 263 (20%
consuner loans originated in 1994 were for LM borrowers. A
simlar report for 1995 indicates that 81 of the 287 (28%
consuner |oans originated were for LM borrowers. This indicates
a good distribution of consumer |oans to borrowers of different
i ncone | evel s.

Assessnent Factor G - The institution's record of opening and
closing offices and providing services at offices.

. ABL's office locations provide reasonable access to al
segnents of its conmunity.

The reader is encouraged to refer back to the Bank Profile
section discussed on page 6 of this report for a detailed
description of ABL’'s service |ocations.

ABL's offices are easily accessible through public transportation
inthe Gties of Manitowoc, Sheboygan, and Fond du lac. The
bank’s of fice hours are reasonable and tailored to neet the needs
of the custonmers. ABL also has a 24-hour D.A T.A Line with
deposit account information services.

In February, 1995, ABL acquired an existing Fond du | ac branch
office of the affiliated Associ ated Bank M| waukee.

ABL closed two drive-through only facilities since the January,
1994 evaluation. In June, 1994, the Heventh Street Auto Bank
was closed, and the Maritine Drive facility was consolidated with
the bank’s main branch location in May, 1996. These | ocati ons
were closed as a result of traffic pattern anal yses indicating a
| ow vol une of activity at that location. ABL's branch cl osing
policy requires that an inpact analysis be perforned to determ ne
Its effect on the local cormunity. The comunity’s access to
financial services was not negatively inpacted by these branch
closures due to the lowtraffic patterns at those | ocati ons and
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the close proximty of other ABL facilities.

V. DI SCRIM NATI ON AND OTHER | LLEGAL CREDI T PRACTI CES

Assessnent Factor D - Any practices intended to discourage
applications for types of credit set forth in the institution's
CRA Statenent(s).

. There is no evidence of practices which would discourage
credit applications.

ABL solicits credit applications fromall segnents of its

del i neated community. The Board and nmanagenent have adopt ed
witten policies and operating procedures to ensure that all |oan
applications are treated in a fair and consistent manner. Al

| endi ng and customer contact personnel receive periodic fair

| endi ng training.

ABL and AM have a second review programfor all 1-4 famly,
owner - occupi ed, first nortgages to ensure that every effort is
nmade to approve each |oan. Denied | oan applications are provided
a second chance to qualify by an underwiter independent of the
original credit decision. Small business and consuner | oan
applications are, at a mninum reviewed by a supervisor prior to
denial. This programensures that the bank’s established credit
policies and underwiting guidelines are consistently applied to
all nortgage, consuner, and small business applications.

Assessnent Factor F - Evidence of prohibited discrimnatory or
other illegal credit practices.

. ABL is in conpliance with the substantive provisions of the
antidiscrimnatory |aws and regul ati ons.

During our exam nation, we tested a sanple of 11 individual
femal e purchase noney | oan originations on the basis of |oan
terns and conditions. The approved individual femrale home
pur chase | oans were conpared to a sanple of 19 approved

I ndi vi dual mal e home purchase originations to determne if al
approved | oans received simlar |oan terns.

To acconpl i sh our objective, we conducted an anal ysis of the | oan
groups. |In each case, successful fenal e applicants were conpared
to successful male applicants to evaluate the |oan terns and
condi tions received by each group. Qur examnation did not
identify any disparate treatnent of successful applicants on a
prohi bi ted basi s.



V. COVMUNI TY DEVELOPMENT

Assessnent Factor H - The institution's participation, including
investnents, in |ocal commnity devel opnent and redevel opnent
proj ects or prograns.

. ABL nmai ntains an awareness of |ocal comunity and
redevel opnment prograns and participates in such prograns.

Associ at ed Conmmerci al Mortgage, Incorporated (ACM), a hol ding
conpany affiliate, extends construction | oans for housing
projects targeted toward LM individuals. Since the |ast

eval uation, the follow ng projects have been or are being
financed by both ACM and ABL:

. Lakeshore Park Apartrments: This is a 32 unit apartnment
conplex located in Two R vers, Wsconsin. Al 32 units are
designed for LM individuals. ACM and ABL conbined to
finance the $1.4 nillion construction project.

. CGak R dge Apartnents: Al 24 units of this Wi ghtstown,
Wsconsin apartnment conpl ex are designed for LM
i ndi viduals. ACM and ABL conbined to finance the $1.3
mllion construction project.

. Harvest View Apartnents: This is a 24 unit apartnent
conplex located in Brillion, Wsconsin. Al 24 units are
designed for LM individuals. ABL and ACM conbined to
finance the $1.1 nillion construction project.

ABL has al so commtted $600 thousand to finance the MII Pond
Apartments in Wstfield, Wsconsin. This project will consist of
24 apartment units with all of the units targeted towards LM

i ndividual s. The total construction |oan anount is $1.2 mllion
with ACM financing the remaining $600 t housand.

Assessnent Factor K - The institution's ability to neet various
comunity credit needs based on its financial condition and size,
| egal inpedinents, |ocal economc conditions, and other factors.

. ABL generally supports the devel opnent and i npl enentation of
specific projects pronoting economc revitalization and
growth, in a manner consistent with the bank’s si ze,
financial capacity, location, and current |ocal economc
condi tions.

The reader is encouraged to refer back to the Coomunity Profile
and Bank Profile sections discussed on pages 5 and 6 of this
report for a detailed description of ABL's financial capacity and
| ocal econom c conditions.



Assessnent Factor L - Any other factors that, in the regul atory
authority's judgnment, reasonably bear upon the extent to which an
institution is helping to neet the credit needs of its entire
communi ty.

. ABL has deronstrated a willingness to explore other ways to
hel p nmeet community credit needs.

ABL originates student |oans through the G eat Lakes H gher
Educati on Authority which are 100% guar ant eed by the Federal
governnent. A total of 771 student |oans were extended in 1994.
In 1995, 833 student | oans were extended.

ABL participates in the Famly Service Association’s (FSA)
Consuner O edit Counseling Debt Consolidation Program The bank
eval uates opportunities to extend FSA credit counseling clients
credit for debt consolidation purposes.

ABL al so provides both nonetary and tine donations to comunity
groups and charitabl e organi zations throughout the delineated
community. These groups include residential housing

organi zations targeted toward LM areas and individual s such as
the Association for Home and Community Educati on.



ADDI T1 ONAL | NFORIVATI ON

A portion of ABL’s community is conprised of the Sheboygan MSA,
whi ch enconpasses Sheboygan County, Wsconsin (MSA #7620).
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