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Sterling Bank CRA Public Evaluation
Lantana, Florida January 12, 2009

INSTITUTION'S CRA RATING:

This institution is rated Satisfactory.

The Lending Test is rated: Satisfactory

The Community Development Test is rated; Satisfactoy .

The following table indicates the performance lege5terling Bank with respect to the lending arahamunity
development tests.

PERFORMANCE LEVELS PERFORMANCE TESTS

Lending Test Community Development
Test

Outstanding

Satisfactory X X

Needs to Improve

Substantial Noncompliance

The following major factors support the overall CR#ting. Sterling Bank’s average loan-to-deposit ) ratio

for the previous eight quarters ending September2B08 ismore than reasonablgven the institution’s size,
financial condition, assessment area credit neaald,competition within the assessment areamdajority of the
bank’s loans and other lending related activitiess made in the assessment areas. The geograjsibdtion of
loans reflects reasonabtiispersion throughout the assessment areas. Tgigbdtion of borrowers reflects
reasonable penetration among individuals of diffiérecomes and businesses of different sizes. Bdr&k has not
received any CRA-related complaints. The instaots community development performance demonstrates
adequate responsiveness to the community develdpmesds of its assessment areas through community
development loans, qualified investments, and comityildevelopment services, as appropriate, consigehe
institution’s capacity and the need and availapitit such opportunities for community developmemthe bank’s
assessment areas.

SCOPE OF EXAMINATION

Sterling Bank’s CRA performance evaluation was based on CR#vities in its assessment areas using the
Interagency Intermediate Small Institution ExamioatProcedures. As of December 17, 2008, intermadi
small banks are banks with assets of at least $8iflion as of December 31 of both of the prior tvealendar
years and less than $1.109 billion as of Decemideofither of the prior two calendar years. Théseesholds
are adjusted annually and published by the Boar&overnors of the Federal Reserve System. Undesédh
procedures, effective as of September 1, 2005itutgins meeting the threshold size are evaluateden two
separately rated tests: a lending test; and a comiyudevelopment test that includes an evaluatidn o
community development loans, investments, and sesvin light of community needs and the capacitythad
bank.

The evaluation included an analysis of HMDA and coercial loans originated from January 1, 2007 tlglou
September 302008 in Palm Beach and Broward counties using 2000 cendata to define the bank’s
assessment area. The loan data for the entirewepeziod is included in the tables in the body bktreport.
Aggregate lending data is for 2007 HMDA lending pnland is included in the tables in Appendix B.
Commercial loans exceeded HMDA loans by dollar vouand number during the review period, As a fgsu
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commercial lending was given more weight in theatatination of the overall CRA rating. A substamtia
majority of the bank’s loans and deposits are ie alm Beach Assessment area. Consequently, tiéntgn
activity in this assessment area was weighted rhevily than Broward when deriving the final ovénalting.
For purposes of CRA, HMDA loans are those loandrdst in the Federal Reserve Board’'s RegulationThe
HMDA loan categories are home purchase, home rafieahome improvement, and multifamily loans.

For the community development test, the examinattmvered community development loans, qualified
investments, and community development servicesmfdanuary 1, 2007 through December 31, 2008. A
community development financing activity, as detinender the CRA, must have one of the followingitss
primary purpose:

e providing affordable housing or community serviéeslow- or moderate- income persons

e promoting economic development through the finag@hsmall businesses and farms

e revitalizing or stabilizing low- or moderate-incongeographies, designated disaster areas, or distles
or underserved nonmetropolitan middle-income geplgiess that benefit the assessment area or a larger
statewide or regional area that includes the agsestarea.

DESCRIPTION OF INSTITUTION

Sterling Bank is a wholly-owned subsidiary of Steg BancGroup, Inc., a single-bank holding compaB®ath

the bank and holding company are headquarteredaimtdna, Florida. The bank operates six officdse fmain
office in Lantana, and branches in Royal Palm Bgdgelray Beach, Palm Springs, Wilton Manors, araitF
Lauderdale. All of the offices have ATMs. Sindeetbank’s previous CRA evaluation, the bank opeord

branch office and did not close any branches. Witon Manors branch office, which is located imaddle-

income census tract in Broward County, opened imil5&4008.

According to the Consolidated Reports of Conditiamd Income, between December 31, 2006 and
September 30, 2008, total assets increased 4.Jeperfrom $372.2 million to $387.3 million. Totdbans
outstanding decreased 5.7 percent, from $317.9anilio $299.8 million, and total deposits increassd12.1
percent, from $291.1 million to $326.3 million dog the same period,

Sterling Bank offers a wide variety of credit prards to meet community credit needs, including resiial
mortgage loans, including ARM loans, consumer psmimans, home equity lines of credit, commeragaris,
commercial real estate loans, and constructiondoatiowever, the bank is primarily a commercialden, with
a high concentration of construction and developmeans and commercial real estate loans. The ludfées
traditional consumer loan products primarily assmeommodation to existing customers.

The composition of the loan portfolio accordingttee June 30, 2008 Consolidated Reports of Conditind
Income is displayed in the table on the next page.
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COMPOSITION OF LOAN PORTFOLIO
6/30/2008 12/31/2007 12/31/2006
Loan Type $ (000s) Percent $ (000s) Percent $ (000s) Percent

Construction and Development 127,010 40.6% 134,317 41.2% 169,006 53.1%
Secured by One- to Four- Family Dwellings 58,802 18.8% 59,923 18.4% 44,014 13.8%
Other Real Estate:

Farmland 0 0.0% 0 0.0% 0 0.0%

Multifamily 11,476 3.7% 8,828 2.7% 8,859 2.8%

Nonfarm nonresidential 104,265 33.3% 108,307 33.3% 85,209 26.8%
Commercial and Industrial 9,398 3.0% 11,841 3.6% 8,337 2.6%
Loans to Individuals 2,123 0.7% 2,486 0.8% 2,772 0.9%
Agricultural Loans 0 0.0% 0 0.0% 0 0.0%
Total $313,074 100.00% $325,702 100.00% $318,197 100.00%

* This table does not include the entire loan portfol io. Specifically, it excludes loans to depository i nstitutions, bankers acceptances, lease financing rec eivables, obligations of
state and political subdivisions, and other loans th at do not meet any other category. Contra assets are also notincluded in this table.

As indicated by the table above, the bank’s loamtfetio primarily consists of construction and ddéepment
loans, followed by nonfarm nonresidential loansd doans secured by one-to-four—family dwellingshigis
consistent with the bank’s strategy, which promotesnmercial and real estate lending. The bank raake
limited number of consumer loans. Adverse markenditions have impacted the bank’s commercial loan
portfolio as shown by the decrease in the dollaroant of construction and development loans from %16
million as of December 31, 2006 to $127 million asJune 30, 2008, which represents a 24.8 perceaolink.
The bank’s total loan portfolio decreased by 1.6geat over the same time period.

Sterling Bank complies with the requirements of GRA. No known legal impediments exist that would
restrain the bank from meeting the credit needst®fassessment area. The bank received a “Saiiisfdc
rating at its previous evaluation conducted by Bexleral Reserve Bank on January 8, 2007. The shaalk
CRA examination procedures were used at that exatian.

DESCRIPTION OF ASSESSMENT AREA

Sterling Bank has designated two assessment apedlsef purpose of CRA: all of Palm Beach Countywihe
exception of ten census tracts located in the fastern part of the county, and all of Broward Couexcept for
one census tract located in the western part ofciienty. The excluded census tracts are sparsabuiated
and consist primarily of farmland and wildlife pesses in the Florida Everglades. The bank’s oleC&RRA
rating was determined by evaluating both assessiaeas using full scope examination proceduresrcbgg
geographic distribution of lending and lending tortowers of different incomes and businesses diedint
revenue sizes. Palm Beach County and Broward Goarg part of the Miami—Fort Lauderdale—Pompano
Beach MSA, which also includes Miami-Dade Countyis important to note that several conditiongie area
are adversely affecting HMDA lending to low- and deyate-income borrowers. First, there is a lack of
affordable housing in the Palm Beach County assessmarea. According to the Florida Association of
Realtors, the 2007 median sales price of homethenWest Palm Beach-Boca Raton-Boynton Beach MD,
which includes Palm Beach County, was $369,400.sd8laon HUD’s estimated median family income of
$61,200 for 2007, most low-income families, witrcomes of $30,600 or less, and moderate-income famil
with incomes between $30,601 and $48,960, canrforéhto buy homes. Second, the high cost of prope
taxes and homeowners insurance in Palm Beach Calstyaffects home affordability. Increases ireqiums
and hurricane deductibles have made homeownerigamee extremely expensive. In addition, propé¢gixes
have risen as a direct result of higher home priamed have remained high even with recent declingsroperty
values.
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Lending Inside and Outside the Assessment Area

Loan Type Inside Outside

# % $(000s) % # % $(000s) %

Home Improvement 3 75.0 $1,466 87.7 1 25.0 $205 12.3

Home Purchase - Conventional 25 714 $13,150 67.6 10 28.6 $6,314 32.4

Multi-Family Housing 1 100.0 $2,360 100.0 0 0.0 $0 0.0

Refinancing 39 84.8 $9,399 76.6 7 15.2 $2,875 23.4
Total HMDA related 68 79.1 $26,375 73.7 18 20.9 $9,394 26.3
Commercial 107 84.3 $74,241 78.6 20 15.7 $20,171 21.4
Total Commercial related 107 84.3 $74,241 78.6 20 15.7 $20,171 21.4
TOTAL LOANS 175 82.2 $100,616 77.3 38 17.8 $29,565 22.7

Note: Affiliate loans not included

The table shows that 79.1 percent by number and p8rcent by dollar amount of the bank’'s HMDA I@an
were extended to individuals in the bank’s assesdragas. For the commercial loans, 84.3 percgmiumber
and 78.6 percent by dollar amount were extenddulginesses inside the bank’s assessment areaal) 8.2
percent by number and 77.3 percent by dollar amadithe bank’s total loans were extended insidelthak’s
assessment area. This level of lending indicates the bank is adequately serving the credit neefds
individuals and businesses within its assessmega.ar

Geographic Distribution of Loans

The bank’s geographic distribution of loans refeeceasonablelispersion throughout the assessment areas.
This conclusion was based upon the bank’s lendiaggsmance in both of its assessment areas compared
demographic and aggregate data. Please refeetsdparate assessment area analyses for more atformon
Sterling Bank’s distribution of lending throughaits assessment areas.

Lending to Borrowers of Different Incomes and Busiresses of Different Sizes

The distribution of borrowers reflects reasonabémgtration among individuals of different incomedés and
businesses of different revenue sizes. This cactuwas based upon the bank’s lending performanades
assessment areas compared to available demograptiaggregate data as well as consideration ofradve
economic circumstances and the bank’s businesssfocucommercial lending. Please refer to the sayear
assessment area analyses for more information enlif® Bank’s penetration of lending among indivals of
different income levels and businesses of diffegnés.

Responsiveness to Complaints
The bank has not received any CRA-related compdasitice the previous examination.

Community Development Test

According to the community development test, antitnon should appropriately assess the needstsn i
community, engage in different types of communitgvdlopment activities based on those needs and the
institution’s capacity, and take reasonable stepapply its community development resources stiatdly to
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meet those needs. Areas examined include commuetelopment lending, qualified investments, and
community development services.

Sterling Bank’s community development performaneendnstrates adequate responsiveness to the conymunit
development needs of its assessment areas, coimgjdbe bank’s capacity and the need and availgboif
such opportunities in the assessment area.

A community development loan is defined as a lohatthas community development as its primary puepos
that has not been reported or collected by the ban&n affiliate for consideration as a home moggasmall
business, small farm, or consumer loan, unless ia imultifamily dwelling loan. The bank originatédur
community development loans totaling $3,684,500itance 51 affordable housing units during the eavi
period. All of the properties were located in PalBeach County. A detailed description of community
development loans is discussed later in this report

Sterling Bank’s community development loans, queatifinvestments, and donations during the reviewaqake
totaled $1,087,453, including donations totaling483 and a qualified investment totaling $1,084,00the
investment consists of a loan pool that containgheimortgage loans, which were originated to lomda
moderate-income borrowers. This investment berefita broader geographic area including the bank’s
assessment area. Five of the eight loans, tota#ii§3,000, are located in the bank's assessmentsarea
Although the other three loans, totaling $381,0@@e located outside of the bank’s assessment dhea,
investment serves low- and moderate-income borrswethe state of Florida.

Donations totaling $3,453 supported community seesitargeted to low- and moderate-income individw@aid
families or economic development. A description tbese donations appears later in this report. kKBan
employees have used their financial expertise tivigle financial and technical assistance to orgaimns that
promote economic development and provide assistéamcemall businesses. The community development
services show adequate responsiveness to the coitymlegvelopment needs of the assessment areas. A
description of these services appears later inrép®rt.

The bank has six branch offices, four of which &eated in the Palm Beach County assessment argaamn

are located in the Broward County assessment alre®alm Beach County, the Palm Springs branclocated

in a moderate-income tract and is adjacent to thmemlerate-income tracts. The Lantana office isain
moderate-income tract and is adjacent to one madengome tract. The Delray Beach branch is lodatea

moderate-income tract and is adjacent to one loet ane moderate-income tract. The fourth branchhia

Palm Beach assessment area, the Royal Palm BeaadkHyris located in an upper-income tract but ipeent

to one moderate-income tract. All four of thesafches have ATMs.

In the Broward County assessment area, both branahe located in middle-income census tracts. Foe
Lauderdale branch is adjacent to one low-income ammoderate-income tracts. The Wilton Manorsrmia
is adjacent to two moderate income tracts. Botthese branches have ATMs.

Alternative systems for delivering retail-bankingrgices to the bank’s assessment areas include SMAR
LINE, which is an automated phone banking line tlgdes customers access to information about their
accounts and allows them to transfer funds betwssdacted accounts 24 hours a day, 7 days a weéle. bank
also provides Internet banking.

Compliance with Antidiscrimination Laws
Sterling Bank is in compliance with the substantpm@visions of the antidiscrimination laws and réagions.
The bank accepts applications from all segmenitsafommunities, including low- and moderate-incoaneas.
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No evidence of discrimination or the use of illegaédit practices was noted during the review ofbaolicies
and procedures.

Community Contacts

As part of the CRA evaluation, information was abid from one local government housing organizaaonl
from one county-wide economic development agenBgth contacts stated that opportunities are avéeldr
financial institutions to participate in affordabi@using initiatives and programs to assist sma#libesses.

METROPOLITAN AREAS REVIEWED USING FULL-SCOPE PROCED URES

Description of Institution’s Operations in Palm Beach County, Florida Assessment Area

Sterling Bank’s performance in the Palm Beach Qguassessment area was reviewed using full-scope
examination procedures. 88.4 percent of the bahl4DA loans and 66.4 percent of the bank’s commairci
loans were originated in the Palm Beach County sssent area during the review period. In additi6é,7
percent of the bank’s branches are located in gsessment area. Sterling Bank operates four bgrdfiices

and four ATMs in the Palm Beach assessment ardaed offices are located in moderate-income cetrsuss,

and one office is located in an upper-income tragtcording to the FDIC Market Share Report the bdrad
deposits of $282.8 million in the assessment aeafaJune 30, 2008, representing 88.4 percent eftank's
total deposits.

Demographic Data by Census Tracts

2000 census demographic data was used to definbahk’s assessment area for loans originated duheg
review period. The assessment area includes 28Susetracts. 10 are low-income tracts, 67 are metger
income tracts, 88 are middle-income tracts, 89umper-income tracts, and 1 tract is not classified.

Population Information

According to the 2000 census, the population onPBleach County was 1,131,184 persons, which reptede
approximately 7.1 percent of the state of Floride&dsal population of 15,982,378 persons at the tinEhe
population of Palm Beach County increased by 13B,@6érsons, or 12 percent, between the 2000 censdis a
July 1, 2007 estimates.

Housing Characteristics

According to 2000 census information, there wer8,843 housing units in the assessment area, 64ckpeof
which were owner-occupied. In addition, the mediaousing value in the assessment area was $115,791,
which is 24.2 percent higher than the median hogisialue for the state at $93,200. The median dg®asing

in the assessment area is 19 years, which is sinalthe state of Florida at 20 years.

Income Characteristics

2000 census information shows there were 297,068liies in the assessment area. Of the total familn the
assessment area, 19.2 percent were low-income gB8dg@nt were moderate-income, 20.7 percent weds ie
income, and 41.6 percent were upper-income.

HUD Estimated Median Family Incomes for 2007 and80

The HUD-estimated median family incomes for the \M@alm Beach-Boca Raton-Boynton Beach MD, which
includes the bank’s Palm Beach assessment are& $&%,200 in 2007 and $66,000 in 2008. Based @n th
HUD estimated median family income for 2007, loncame families were those families with gross annual
incomes of $30,600 or less. Moderate-income fagsilivere families with gross annual incomes randgnogn
$30,601 to $48,960. Based on the HUD estimatediarethmily income for 2008, low-income families weer
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those families with gross annual incomes of $33,@00ess. Moderate-income families were familieghw
gross annual incomes ranging from $33,001 to $52,80

Employment Statistics

According to the 2006 Regional Economic Informati8ystems (REIS), total employment in Palm Beach
County was 798,617 jobs. The top four industriesrevadministrative and waste services, retail trdumbalth
care and social assistance, and government andgoest enterprises.

According to the Business Development Board of P&8leach County, the major employers in the assessmen
area include the Palm Beach County School Board7@a employees), Palm Beach County government
(11,293 employees), Tenet Healthcare Corporatioh0@ employees), Hospital Corporation of America @Gl
employees), and Florida Power and Light (3,250 eayeés).

The following table provides the unemployment rat@sthe Palm Beach County assessment area, thenMia
Fort Lauderdale-Pompano Beach, FL MSA, and theestéflorida. The unemployment rate in this asasmst
area was slightly higher than that of the Miami-Foauderdale-Pompano Beach, FL MSA, and the stéte o
Florida in 2006 and 2007. For 2008, the unemplogmmeates for all three regions steadily increaseahf
January to September; however, the rates in AugndtSeptember were the highest rates all year. oAting

to the Workforce Alliance, Inc., the nonagricultunadustries in Palm Beach County that experiented
highest number of job losses from September 200%dptember 2008 include construction, manufactyring
financial activities, retail trade, and professibhasiness services.

UNEMPLOYMENT RATES
(Not Seasonally Adjusted)
Region 2006 (annualized) 2007 (annualized) September 2008

Palm Beach County 3.7 4.3 7.4
Miami-Fort
Lauderdale- 36 38 6.4
Pompano Beach, FL
MSA
State of Florida 3.4 4.0 6.9

Business Size Characteristics

The table on page 10 provides key demographic lassirdata by census tract income level in the Patadh
County assessment area. The table indicatesdlagrding to the 2000 census, 89.7 percent of teresses
had gross annual revenues of $1 million or lesthim assessment area. For purposes of this repastpnesses
with $1 million or less in gross annual revenues eonsidered small businesses.

Competition
The bank operates in a highly competitive markatcording to the FDIC Market Share Report as of &0,

2008, there are 67 financial institutions operatd#@y@ branches inside the assessment area. StdBkamiy
ranked 1¥' among the competing financial institutions in tagsessment area with $282.8 million in deposits,
which represented approximately 0.78 percent ofdépgosit market share in the assessment area.niimoer
of locations operated by a single financial indiibln in the assessment area ranged from 1 to 84tions.
Credit products and deposit services are highly petitive with large regional and national banksdeey the
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competition. According to the 2007 HMDA Market ReReport, the bank ranked 184ut of 750 reporters
with a total of 43 HMDA loans originated. The taeporters of HMDA loans in the assessment area were
Countrywide Home Loans, JP Morgan Chase Bank, Qgumnde Bank, Bank of America, and Washington
Mutual Bank. These top five reporters accounted3é percent of the total loans originated, whiclayrhelp
explain the competitive impact of large regionaldanational banks on Sterling Bank’s ability to dangte
HMDA loans.

Community Contact

As a part of the CRA examination, information wastaned from one contact regarding the status fdrdable
housing in the Palm Beach County assessment ardde contact stated that the significant rise in
unemployment rates has caused many families torbecdisplaced, triggering a greater need for affoida
housing. Although prices declined steadily ovee fast year, home prices in the area continue tdigh,
making it difficult for many families to afford tdbuy a home. The contact also stated that numerous
opportunities exist for financial institutions t@agicipate in affording housing programs.
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The following tables show selected demographic Eemdling data for the Palm Beach County assessnreiat a
based on 2000 census data. Certain componentealdta in the table are discussed in this evaduadis they
apply to particular parts of the analysis.

Assessment Area Demographics
Assessment Area: Palm Beach County

Income Categories Tract Families by Families < Poverty | Families by Family
Distribution Tract Income Level as % of Income
Families by Tract
# % # % # % # %
Low-income 10 3.9 6,684 2.2 2,107 31.5 56,956 19.2
Moderate-income 67 26.3 76,708 25.8 9,147 11.9 55,158 18.6
Middle-income 88 345 104,508 35.2 4,659 4.5 61,458 20.7
Upper-income 89 349 109,168 36.7 2,726 25 123,496 41.6
Unknown-income 1 0.4 0 0.0 0 0.0 0 0.0
Total Assessment Area 255 ( 100.0 297,068 100.0 18,639 6.3 297,068 100.0
Hog; |_r|1_$]agtn|ts Housing Types by Tract
Owner-Occupied Rental Vacant
# % % # % # %
Low-income 11,975 3,579 1.0 29.9 6,834| 57.1 1,562| 13.0
Moderate-income 151,562 84,813 24.4| 56.0 45,054| 29.7 21,695 14.3
Middle-income 189,546 127,079 36.5| 67.0 39,840( 21.0 22,627 11.9
Upper-income 189,960 132,753 38.1| 69.9 22,472 11.8 34,735 18.3
Unknown-income 0 0 0.0 0.0 0 0.0 0 0.0
Total Assessment Area 543,043 348,224 100.0( 64.1 114,200, 21.0 80,619 14.8
Total Businesses by Businesses by Tract & Revenue Size
Tract
Less Than or = $1 Over $1 Revenue Not
Million Million Reported
# % # % # % # %
Low-income 2,475 3.7 2,094 35 312 5.7 69 4.5
Moderate-income 15,881 235 14,081 23.2 1,389 25.4 411 27.0
Middle-income 22,961 33.9 20,841 34.4 1,601 29.3 519 34.1
Upper-income 26,235 38.8 23,574 38.9 2,141 39.1 520 34.2
Unknown-income 99 0.1 67 0.1 30 0.5 2 0.1
Total Assessment Area 67,651 100.0 60,657 | 100.0 5,473 100. 1,521 | 100.0
Percentage of Total Businesses: 89.7 8.1 2.2

Based on 2000 Census Information.
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Loan Distribution Table
Assessment Area: Palm Beach County

HMDA
Income Categories By Tract Income By Borrower Income
# % | $(00s) % # % |  $(000s) %
Home Purchase
Low 1 4.5% 250 3.7% 1 4.5% 33 0.5%
Moderate 3 13.6% 485 7.2% 0 0.0% 0 0.0%
Middle 7 31.8% 1,821 26.9% 5 22.7% 1,095 16.2%
Upper 11 50.0% 4,201 62.2% 9 40.9% 2,802 41.59
Unknown 0 0.0% 0 0.0% 7 31.8% 2,827 41.8%)
Total 22 100.0% 6,757 100.0% 22 100.0% 6,757, 100.0¢6
Refinance
Low 1 2.9% 123 1.4% 0 0.0% 0 0.0%
Moderate 9 25.7% 1,199 14.0% 2 5.7% 210 2.4%)
Middle 14 40.0% 3,109 36.3% 2 5.7% 346 4.0%
Upper 11 31.4% 4,141 48.3% 14 40.0% 4,329 50.5Y%
Unknown 0 0.0% 0 0.0% 17 48.6% 3,687 43.0%
Total 35 100.0% 8,572 100.0% 35 100.0% 8,572, 100.0¢o
Home Improvement
Low 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Moderate 1 50.0% 260 45.5% 0 0.0% 0 0.0%
Middle 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Upper 1 50.0% 311 54.5% 1 50.0% 260 45.5%
Unknown 0 0.0% 0 0.0% 1 50.0% 311 54.5%
Total 2 100.0% 571 100.0% 2 100.0% 571 100.0%
Multi-Family
Low 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Moderate 1 50.0% 1,075 31.3% 0 0.0% 0 0.0%
Middle 1 50.0% 2,360 68.7% 0 0.0% 0 0.0%
Upper 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Unknown 0 0.0% 0 0.0% 2 100.0% 3,435 100.09
Total 2 100.0% 3,435 100.0% 2 100.0% 3,435 100.0%6
HMDA Totals
Low 2 3.3% 373 1.9% 1 1.6% 33 0.2%
Moderate 14 23.0% 3,019 15.6% 2 3.3% 210 1.1%
Middle 22 36.1% 7,290 37.7% 7 11.5% 1,441 75%
Upper 23 37.7% 8,653 44.8% 24 39.3% 7,391 38.29
Unknown 0 0.0% 0 0.0% 27 44 3% 10,260 53.1%
Total 61 100.0% 19,335 100.0% 61 100.0% 19,33 100.0p6
COMMERCIAL
# % | $(000s %
By Tract Income
Low 1 1.4% 100 0.3%
Moderate 10 14.1% 1,503 4.0%
Middle 26 36.6% 17,224 46.4%
Upper 34 47.9% 18,309 49.3%
Unknown 0 0.0% 0 0.0%
Total 71 100.0% 37,136 100.0%
By Revenue
$1 Million or Less 12 16.9% 7,086 19.1%
Over $1 Million 6 8.5% 920 2.5%
Not Known 53 74.6% 29,129 78.4%
Total 71 100.0% 37,135 100.0%
By Loan Size
$100,000 or less 26 36.6% 1,799 4.8%
$100,001 - $250,000 18 25.4% 2,923 7.9%
$250,001 - $1 Million 19 26.8% 9,795 26.4%
Over $1 Million 8 11.3% 22,620 60.9%
Total 71 100.0% 37,136 100.0%

Originations and Purchases
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Conclusions With Respect To Performance Tests

For this analysis, HMDA and commercial loans origied between January 1, 2007 and September 30, 2008
were reviewed. The number and dollar amount of o@rcial loans exceeded the number and dollar amoiunt
HMDA loans originated during the review period ihe Palm Beach County assessment area and, therefore
were given more weight in determining the bank’'sdeng test performance. However, considering et that

the bank’s business focus is on commercial lendthg, bank’'s HMDA lending activity is considered te
significant.

Geographic Distribution of Loans

For this analysis, the geographic distribution d/iBA lending and commercial lending was comparedhwit
available demographic information. Performanceteghissues were also considered, including a coiuioon
of demographic, economic, and market variablesyel$ as the performance of other lenders in theeasment
area.

The bank originated 61 HMDA loans in this assesstraea during the review period. The percentage of
HMDA lending in low-income census tracts at 3.3 gt is greater than the percentage of owner-o@dipi
housing in these tracts at 1 percent. Althoughlibek had no home improvement lending in low-incomaets,
the bank’s home purchase lending and refinanceitgndt 4.5 percent and 2.9 percent also both exeddde
percentage of owner-occupied housing in thesedgrattl percent. The bank’s HMDA lending in moderat
income tracts at 23 percent is comparable to theqregage of owner-occupied housing in these trattd4.4
percent. The bank’s refinance lending in moderat®me tracts at 25.7 percent exceeded the peroerihg
owner-occupied housing in these tracts at 24.4 grd@rc The bank’s home improvement lending, at 5@cpat,
significantly exceeded the percentage of owner-pa@x housing in moderate-income tracts. Accordioghe
2007 aggregate comparison loan distribution tahlé&ppendix B, the bank’s HMDA lending in low-income
tracts at 4.7 percent was much higher than aggeegh®.2 percent. However, the bank’s HMDA lending
moderate-income tracts at 16.3 percent was lessttimaggregate performance at 25.1 percent.

Of the 71 commercial loans originated in the barkssessment area, 1.4 percent were extended todsssis in
low-income census tracts, which is less than the@atage of businesses located in these tracts/gp&cent.
The bank made 14.1 percent of its commercial loemsmoderate-income tracts, which is also less thamn
percentage of businesses located in these trac8.8tpercent. However, a large portion of the ldarioan
portfolio consists of construction and developméodns, many of which were extended to development
companies to build homes. Management stated tlogustcuction fell significantly as did demand for
construction loans.

Based on demographic factors and other performanogext considerations, Sterling Bank’s performawith
regard to the geographic distribution of HMDA lendiand commercial lending reflects reasonabpersion
throughout the assessment area.

Lending to Individuals of Different Income Levels@d Businesses of Different Sizes

For this analysis, the distribution of HMDA lendirecross borrower income levels and commercial legdi
across business revenue sizes was compared witlalaleademographic information. Of the 61 HMDA los
originated in the bank’s assessment area, one (b#&npercent) was made to a low-income borrowerlgvtwo
loans (3.3 percent) were made to moderate-incomeol@rs. The percentage of loans made to low- and
moderate-income borrowers is significantly lessntlilae percentage of low- and moderate-income fasiln

the assessment area at 19.2 percent and 18.6 perespectively. A review of the distribution byMDA loan
type was not meaningful. According to the 2007 aggte comparison loan distribution table located in
Appendix B, the aggregate outperformed the bankHMDA lending to low-income and moderate-income
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borrowers. The bank did not originate any HMDA loans to lowewmme borrowers during 2007, while the
aggregate was at 2.6 percent, and the bank’s lgndtin moderate-income borrowers at 4.7 percent was
significantly less than the aggregate at 10.3 pet.cAlthough the housing affordability issues dé&tdiin the
“Description of Assessment Area” section of thipogt may have affected the bank’s HMDA lending tov

and moderate-income borrowers somewhat, competitiom major mortgage lenders combined with the
bank’s strategy to focus on commercial lending setmbe the primary reasons since the aggregate
outperformed the bank. It is important to note tha bank competes with large national mortgage gannes
and multi-regional banks that can offer lower ratesd more flexible lending criteria to potentialwe and
moderate-income borrowers. HMDA lending is doneymrily as an accommodation.

The bank originated 71 commercial loans in thisegssnent area during the review period, however, the
business revenue was known for only 18 of thosedwers. This is because these loans were primaniyle

to limited liability shell corporations or partndrps established for the purpose of purchasing lamnd
constructing single-family homes, townhouses, conthiums, and hotels. Of the loans originated wktiown
revenues, 12 loans (66.6 percent) were made tankases with revenues of $1 million or less. Thigeiss than
the percentage of small businesses in the assessremnat 89.7 percent. It should be noted, howevat 62
percent of the bank’s commercial loans were in antaaf $250,000 or less, indicating a willingnessnake
small loans to businesses.

Based on the bank’s commercial real estate focdgemse economic factors, in particular the comnareal
estate market, competition, and housing affordabpiroblems, Sterling Bank’s lending performancéeets
reasonable penetration among individuals of difféiacome levels and businesses of different sizes.

Community Development Test

Sterling Bank’s community development performaneendnstrates adequate responsiveness to the conymunit
development needs of the assessment area througmuonity development loans, qualified investments an
contributions, and community development serviaamsidering the institution’s capacity and the neau
availability of such opportunities for community wHopment in the institution’s assessment area.
Opportunities exist in the assessment area to @pdie in community development activities; howevaany
financial institutions, including several multi-bdn dollar banks, are competing for these CRA-gfied loans,
investments, and services.

Sterling Bank originated four community developméoéns totaling $3,684,500 in the assessment avea t
finance 51 affordable housing units. One of thare provided financing to construct an affordabbene on a
tract of land owned by the Delray Beach Communignd Trust (DBCLT). The DBCLT sells or rents homes
to qualified low- and moderate-income families at affordable price, but retains ownership of theda
Another loan provided financing to construct an ipeent complex located in a moderate-income trattich

will contain 15 apartment units and provide affobtihousing for moderate-income families. Finalkyo of

the loans provided refinancing for a 30-unit apatrh complex and a 5-unit apartment complex thathbot
provide affordable housing for low- and moderateame families.

Qualified investments and donations for the reviperiod totaled $385,103, which include a qualified
investment totaling $382,000, and donations tota#$3,103. As mentioned previously, the investmemsists

of a loan pool that includes loans that were oraad to low- and moderate-income borrowers. Twdhef
loans in the pool are located in Palm Beach Couarty were originated in the amounts of $209,000 and
$173,000. The donations supported community sesvhat targeted low- and moderate-income families or
individuals.

12



Sterling Bank CRA Public Evaluation
Lantana, Florida January 12, 2009

The following table depicts the bank's qualifiednddions for the review period.

STERLING BANK
COMMUNITY DEVELOPMENT DONATIONS
PALM BEACH COUNTY

NAME AMOUNT
Crossroads Job Readiness Seminar $50

Gary Foundation Kids Carnival (Provided toys tealilvantaged children) $3,000
Wellington Rotary (Donation to Boys and Girls Clémnual Fundraiser) $53
Total $ 3,103

Bank employees have used their financial expettsprovide services that benefit low- and modernatme
residents and small businesses in the assessnet @ne bank employee serves as chairman of tbadtaic
Development Forum and treasurer of the Greater armmtChamber of Commerce. The Greater Lantana
Chamber of Commerce strives to improve businessggunent, economic, and environmental issues in the
community and surrounding areas. In addition, Arotbank employee assisted the Daily Bread FoodkBan
which provides food and other grocery productshte heedy, and aims to educate and engage the coitynoin
fight hunger and poverty in this assessment area.

Delivery systems, including ATMs and branch locasoare considered reasonably accessible to mosteof
Palm Beach County assessment area. Three of threbi@nch offices in the assessment area are lddate
moderate-income tracts. One of the branch offisekcated in an upper-income tract; however, tmanich

borders on a moderate-income tract. All of therlml@aes offer convenient weekday hours to serve #eds of

the community.

Description of Institution’s Operations in Broward County, Florida

Sterling Bank’s performance in the Broward Countgs@ssment area was reviewed using full-scope
examination procedures. 11.6 percent of the HMars and 33.6 percent of the commercial loans were
originated in the Broward County assessment are@ndguhe review period. Sterling Bank operates two
banking offices and two ATMs in the Broward Courdgsessment area. Both of the branches are located
middle-income census tracts. According to the FDM@rket Share Report, as of June 30, 2008, the baatk
deposits of $37.3 million in the assessment areprasenting 11.6 percent of the bank's total deposi

Demographic Data by Census Tracts

2000 census demographic data was used to definbahk’s assessment area for loans originated duheg
review period. The assessment area includes 2@8usetracts, including 12 low-income tracts, 72 maede-
income tracts, 117 middle-income tracts, and 77arppcome tracts.

Population Information

According to the 2000 census, the population of Baed County was 1,623,018 persons, which represente
approximately 10.2 percent of the state of Florglttal population of 15,982,378 persons. The pajion of
Broward County increased by 136,573 persons, orpggrtent, between the 2000 census and July 1, 2007
estimates.

Housing Characteristics

According to the 2000 census, there were 737,69%my units in the assessment area, 61.3 percewhath

were owner-occupied. In addition, the median hogsialue in the assessment area was $102,327, i3
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percent higher than the median housing value far skate at $93,200. The median age of housinghe t
assessment area is 24 years, which is higher thewstate of Florida at 20 years.

Income Characteristics

According to the 2000 census, there were 411,842lfas in the assessment area. Of the total fasiin the
assessment area, 21 percent were low-income, @ pt were moderate-income, 20.6 percent were leidd
income, and 40.3 percent were upper-income.

HUD Estimated Median Family Incomes for 2007 an@®20

The HUD-estimated median family incomes for thetHauderdale-Pompano Beach-Deerfield Beach, FL MD,
which includes the bank’s Broward County assessmegd, were $58,400 in 2007 and $64,000 in 2008sd#

on the HUD estimated median family income for 2003%-income families were those families with gross
annual incomes of $29,200 or less. Moderate-incéanglies were families with gross annual incomasging
from $29,201 to $46,720. Based on the HUD estidatedian family income for 2008, low-income famsie
were those families with gross annual incomes 02,$80 or less. Moderate-income families were faesil
with gross annual incomes ranging from $32,001%a,200.

Employment Statistics

According to the 2006 REIS, total employment in Berd County was 1,035,268 jobs. The top four irdes
include retail trade, government and governmentesgmises, health care and social assistance, and
administrative and waste services. According te Broward Alliance, the major employers in the asseent
area include the Broward County School Board, Brai@ounty government, Tenet Healthcare Corporation,
Memorial Healthcare System, North Broward Hospidatrict, and American Express.

The following table provides the unemployment rdi@sthe Broward County assessment area, the Migant-
Lauderdale-Pompano Beach, FL MSA, and the statdafida. The unemployment rate in this assessraesa
was slightly lower than that of the Miami-Fort Lagidlale-Pompano Beach, FL MSA, and the state ofié&oin
2006 and 2007. For 2008, the unemployment ratesafothree regions steadily increased from January
September; however, the rates in August and Septembre the highest rates all year.

UNEMPLOYMENT RATES
(Not Seasonally Adjusted)

Region 2006 (annualized) 2007 (annualized) September 2008
Broward County 3.2 3.6 6.1
Miami-Fort
Lauderdale- 36 38 6.4
Pompano Beach, FL
MSA
State of Florida 3.4 4.0 6.9
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Business Size Characteristics

The table on page 17 provides key demographic lassirdata by census tract income level in the Browar
County assessment area. The table indicates dbagrding to the 2000 census, 89.1 percent of th@resses
in the assessment area had gross annual reven@srofilion or less. For purposes of this repdstisinesses
with $1 million or less in gross annual revenue eoasidered small businesses.

Competition
The bank operates in a highly competitive markatcording to the FDIC Market Share Report as of &9,

2008, there are 67 financial institutions operat#igd branches inside the assessment area. SteBkmd
ranked 48 in deposit market share among the competing fifgrniostitutions in the assessment area with
$37.3 million in deposits. This represented appmmately 0.11 percent of the deposit market sharehia
assessment area. The number of locations opelatea single financial institution in the assessmarga
ranged from 1 to 79 locations. Credit products aegbosit services are highly competitive with larggional
and national banks leading the competition. Acaogdio the 2007 HMDA Market Peer Report, the bank
ranked 16% out of 767 reporters with a total of six HMDA loaroriginated. The top reporters of HMDA loans
in the assessment area are Countrywide Home Ladh$/organ Chase Bank, Bank of America, Countrywide
Bank, and Washington Mutual Bank. These top fieparters account for 36 percent of the total loans
originated, which may help explain the competitivepact of large regional and national banks on I8tgr
Bank’s ability to originate HMDA loans in this assement area.

Community Contact

As a part of the CRA examination, information walstained from the one contact regarding the impéett t
current economic conditions are having on the dredieds of small businesses in the Broward County
assessment area. The contact stated that newdsssis have a difficult time identifying start-upntiing
because financial institutions consider loans ragdrom $10,000 to $50,000 to be too small and eta#ly not
worth the risk. The contact also stated that,Ha past several years, his organization has expegta decline

in the number of calls from financial institutiorisat want to participate in programs to help snimalkinesses.
The contact stressed that financial institutionsray are not meeting the needs of small businegsasicularly

in the current economic market.

The following tables show selected demographic semtling data for the Broward County assessment area
based on 2000 census data. Certain componentseafdta in the table are discussed in this evabnadis they
apply to particular parts of the analysis.
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Assessment Area Demographics
Assessment Area: Broward County

Income Categories Tract Families by Families < Poverty | Families by Family
Distribution Tract Income Level as % of Income
Families by Tract
# % # % # % # %
Low-income 12 4.3 11,716 2.8 4,150 354 86,296 21.0
Moderate-income 72 25.9 104,298 25.3 15,986| 15.3 75,160 18.2
Middle-income 117 | 421 179,424 43.9 11,991 6.7 84,632| 20.5
Upper-income e 27.7 116,404 28.3 3,782 3.2 165,754 40.2
Unknown-income 0 0.0 0 0.0 0 0.0 0 0.0
Total Assessment Area 278 | 100.0 411,842] 100.0 35,909 8.7 411,842 100.0
Hog)?l??agtmts Housing Types by Tract
Owner-Occupied Rental Vacant
# % % # % # %
Low-income 19,960 4,649 1.0] 233 13,036] 65.3 2,275 114
Moderate-income 203,409 108,262 23.9| 53.2 69,934 34.4 25,213 12.4
Middle-income 333,388 208,788 46.2| 62.6 86,096| 25.8 38,504 11.5
Upper-income 180,940 130,70 28.9| 72.2 30,673| 17.0 19,566 10.8
Unknown-income 0 0 0.0 0.0 0 0.0 0| 0.0
Total Assessment Area 737,697 452,400 100.0| 61.3 199,739 27.1 85,558 11.6
Total Businesses by Businesses by Tract & Revenue Size
Tract
Less Than or = $1 Over $1 Revenue Not
Million Million Reported
# % # % # % # %
Low-income 4,032 4.6 3,438 44 480 6.3 114 6.0
Moderate-income 21,652 24.6 19,000 24.2 2,232 29.2 420 221
Middle-income 37,807 43.0 33,750 43.1 3,212 424 845 445
Upper-income 24,408 27.8 22,163 28.3 1,724 225 521 27.4
Unknown-income 0 0.0 0 0.0 0 0.0 0 0.0
Total Assessment Area 87,899 ( 100.0 78,351 | 100.0 7,648 100.¢ 1,900 | 100.0
Percentage of Total Businesses: 89.1 8.7 2.2

Based on 2000 Census Information.
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Loan Distribution Table
Assessment Area: Broward County

HMDA
Income Categories By Tract Income By Borrower Income
# % | $(000s) % # % | $(000s) %
Home Purchase
Low 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Moderate 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Middle 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Upper 3 100.0% 6,393 100.0% 1 33.3% 1,890 29.69
Unknown 0 0.0% 0 0.0% 2 66.7% 4,503 70.4%)
Total 3 100.0% 6,393 100.0% 3 100.0% 6,393 100.0%0
Refinance
Low 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Moderate 1 25.0% 115 13.9% 1 25.0% 125 15.19
Middle 1 25.0% 125 15.1% 1 25.0% 99 12.0%
Upper 2 50.0% 587 71.0% 1 25.0% 488 59.0%]
Unknown 0 0.0% 0 0.0% 1 25.0% 115 13.9%
Total 4 100.0% 827 100.0% 4 100.0% 827 100.0%
Home Improvement
Low 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Moderate 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Middle 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Upper 1 100.0% 895 100.0% 1 100.0%9 895 100.09%0
Unknown 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Total 1 100.0% 895 100.0% 1 100.0% 895 100.0%
Multi-Family
Low 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Moderate 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Middle 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Upper 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Unknown 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Total 0 0.0% 0 0.0% 0 0.0% 0 0.0%
HMDA Totals
Low 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Moderate 1 125% 115 1.4% 1 12.5% 125 1.5%
Middle 1 125% 125 1.5% 1 12.5% 99 1.2%
Upper 6 75.0% 7,875 97.0% 3 37.5% 3,273 40.3Y
Unknown 0 0.0% 0 0.0% 3 37.5% 4,618 56.9%)
Total 8 100.0% 8,115 100.0% 8 100.0% 8,115 100.0%0
COMMERCIAL
# % | $(000s %
By Tract Income
Low 8 22.2% 2,59 7.2%
Moderate 11 30.6% 8,461 23.6%
Middle 11 30.6% 12,386 34.5%
Upper 6 16.7% 12,463 34.7%
Unknown 0 0.0% 0 0.0%
Total 36 100.0% 35,904 100.0%
By Revenue
$1 Million or Less 16 44.4% 22,627 63.0%
Over $1 Million 7 19.4% 5,079 14.1%
Not Known 13 36.1% 8,196 22.8%
Total 36 100.0% 35,902 100.0%
By Loan Size
$100,000 or less 8 22.2% 416 1.2%
$100,001 - $250,000 5 13.9% 1,167 3.2%
$250,001 - $1 Million 11 30.6% 7,202 20.1%
Over $1 Million 12 33.3% 27,119 75.5%
Total 36 100.0% 35,904 100.0%

Originations and Purchases

17



Sterling Bank CRA Public Evaluation
Lantana, Florida January 12, 2009

Conclusions With Respect to Performance Tests

For this analysis, HMDA and commercial loans origied between January 1, 2007 and September 30, 2008
were reviewed. Sterling Bank’s dollar amount ohmmercial loans exceeded that of HMDA loans origetht
during the review period in the Broward County ass®ent area and, therefore, were given more waight
determining the bank’s lending test performance.

Geographic Distribution of Loans

For this analysis, the geographic distribution d/iBA lending and commercial lending was comparedhwit
available demographic information. Performanceteghissues were also considered, including a coiuioon
of demographic, economic, and market variablesyel$ as the performance of other lenders in theeasment
area.

The bank originated eight HMDA loans in the assesstrarea during the review period. The bank did no
originate any HMDA loans in low-income census tsacthe percentage of owner-occupied housing inghes
tracts is 1 percent. The bank’s HMDA lending in devate-income tracts at 12.5 percent is considgrigsis
than the percentage of owner-occupied housing @séhtracts at 23.9 percent. An analysis of HMDAdmg

by product type was not meaningful. According tetB007 aggregate comparison loan distribution table
located in Appendix B, the bank made no loans iwdmcome tracts while the aggregate performance atas
2.3 percent. In addition, the bank did not origmany HMDA loans in moderate-income tracts. Thgragate
performance in moderate-income tracts was 23.9gmrcSeveral factors may explain why HMDA lendiimg
low- and moderate-income census tracts was so low.

First, the bank only has two branches in Browardu@ty, both located in middle-income tracts. Onetloé
branches opened in April 2008, which means thatit#twek had even less presence in 2007 and the biegjroi
2008 with only one branch office. As stated befdtee bank’s primary focus is on commercial lendinghe
bank does not advertise its residential real egpatelucts and services, which may also adversdigcatthe
penetration of loans in areas where branch offexesnot present.

Of the 36 commercial loans originated in the bark$ssessment area, 22.2 percent were extended itwelsass
located in low-income census tracts, which is cdasably higher than the percentage of businessestdd in
these tracts at 4.6 percent. The bank made 30téepe of its commercial loans in moderate-incomects,
which is also higher than the percentage of busiasdocated in these tracts at 24.6 percent.

Based on demographic factors and other performanogext considerations, Sterling Bank’s performawit
regard to the geographic distribution of HMDA lendiand commercial lending reflects reasonabpersion
throughout the assessment area.

Lending to Individuals of Different Income Levels@ Businesses of Different Sizes

For this analysis, the distribution of HMDA lendirecross borrower income levels and commercial legdi
across business revenue sizes was compared wiilalaleademographic information. Of the eight HMDA
related loans originated in the bank’s assessmea, anone were made to low-income borrowers, arelloan
(12.5 percent) was made to a moderate-income barowhe percentage of loans made to low- and matger
income borrowers is significantly less than the qartage of low- and moderate-income families in the
assessment area at 21 percent and 18.2 percepéctesely. According to the 2007 aggregate comgamiloan
distribution table located in Appendix B, aggregéeading was 2.1 percent to low-income borrowerkhe
bank’s lending to the moderate-income borrowerablpercent outperformed the aggregate at 9.1 pérce
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The bank originated 36 commercial loans in thisegssnent area during the review period, howevermage
was reported for only 23 of those borrowers. Thidecause these loans were often made to limitdallity
shell corporations or partnerships establishedtierpurpose of purchasing land and constructinglsHfiamily
homes, townhouses, condominiums, and hotels. Ofdhes originated with known revenues, 16 loans.%69
percent) were made to businesses with revenueslaiilion or less. This is less than the percertagf
businesses in the assessment area with gross arewgsiues of $1 million or less at 89.1 percentlt should
be noted that 36.1 percent of the bank’s commeidahs were in amounts of $250,000 or less, indicag
willingness to make small loans to businesses.

Based on the bank’s commercial real estate lendmgus, adverse economic factors, in particular the
commercial real estate market, and competitionrliatg Bank’'s lending performance reflects reasomeabl
penetration among individuals of different inconegéls and businesses of different sizes.

Community Development Test

Sterling Bank’s community development performaneendnstrates adequate responsiveness to the conymunit
development needs of the assessment area. Thhisved through community development loans, dedli
investments and contributions, and community depedent services, considering the institution’s cajyaand

the need and availability of such opportunities d@mmunity development in the institution’s assesstrarea.
Opportunities exist in the assessment area to @pdie in community development activities; howevweany
financial institutions, including several multi-bdn dollar banks, are competing for these CRA-gjied loans,
investments, and services.

The bank did not make any community developmenh$oa the Broward County assessment area during the
review period. Qualified investments and donatiémsthe review period totaled $321,350, which ndés a
gualified investment totaling $321,000, and one ation totaling $350. As mentioned previously, the
investment is part of a loan pool, which includeanhs originated to low- or moderate-income borraavefhree
loans in the pool are located in Broward County avete originated in the amounts of $69,000, $128,Gihd
$129,000. The $350 donation was made to the Riaéewrort Lauderdale Trust to help support the eaui
development of the downtown Fort Lauderdale area.

One bank employee provides financial and technegbertise to the Riverwalk Fort Lauderdale Trust by
serving as a member of its board’s Executive Corenit The Riverwalk Fort Lauderdale Trust consists
volunteers from all levels of the business and pssional community, who help to raise funds spealfy
designated for ongoing Riverwalk promotions and ioygments and for the economic enhancement of the
Riverwalk Park and the surrounding area.

The bank has two branch offices in the Broward Gguassessment area, both located in middle-incoa;
however, one office borders a low-income tract &awd moderate-income tracts, and the second offme@lérs
two moderate-income tracts. Both of the branchiferaconvenient weekday hours to serve the needthef
community.
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APPENDIX A

SCOPE OF EXAMINATION

TIME PERIOD REVIEWED

January 1, 2007 through September 30, 2008 — HMD@Ars and Commercial Loans
January 1, 2007 — December 31, 2008 — Communitydlmyment Loans, Investments, and Services

FINANCIAL INSTITUTION
Sterling Bank, Lantana, Florida

PRODUCTS REVIEWED

HMDA Loans, Commercial Loans
Community Development Loans,
Investments, and Services

AFFILIATE(S)

AFFILIATE RELATIONSHIP

PRODUCTS REVIEWED

Sterling Bancgroup, Inc. Holding Company None
LIST OF ASSESSMENT AREAS AND TYPE OF EXAMINATION
TYPE BRANCHES OTHER
ASSESSMENT AREA OF EXAMINATION VISITED INFORMATION
Palm Beach County Full-Scope Exam Procedure Painm& | None
Branch
Broward County Full-Scope Exam Procedures None
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APPENDIX B - AGGREGATE LENDING TABLES

2007 Aggregate Comparison Loan Distribution Tabl

Assessment Area: Palm Beach Coun

HMDA
Income Categories BankBy Tract Incoi"ne Aggregale Ban?(y Borrower Income Aggregate
# % | % $(000s) % | % $(000s] # | % | % $(000s] % | % $(000s)
Home Purchasi
Low 1 6.3% 4.3% 2.5% 1.8% 0 0.0% 0.0% 1.49 0.5%
Moderate 2 12.5% 6.6% 24.1% 16.39 0 0.0% 0.0%0 7.7% 3.9%
Middle 5 31.3% 29.5% 34.9% 28.39 4 25.0% 15.6%0 15.8% 9.9P%
Upper 8 50.0% 59.5% 38.6% 53.69 6 37.5% 37.0po 57.0% 68.y%
Unknown 0 0.0% 0.0% 0.0% 0.0% 6 37.5% 47.4% 18.0% 17.0%
Total 16 100.0%| 100.094 100.0% lO0.0f{o 16 100.0% 100.p%  100,0%00.0%
Refinance
Low 1 4.0% 1.7% 2.0% 1.4% 0 0.0% 0.0% 3.49 1.5%
Moderate 5 20.0% 12.2%) 25.9% 18.2 2 8.0% 2.9% 12.1% 6.9%
Middle 10 40.0% 36.2% 35.0% 30.39 1 4.0% 2.59 19.5% 13.9%
Upper 9 36.0% 49.9% 37.1% 50.09 12 48.0% 52.9% 48.4% 60.11%
Unknown 0 0.0% 0.0% 0.0% 0.0% 10 40.0% 42.0%6 16.6% 17.8%
Total 25 100.0%| 100.094 100.0% lO0.0V{o 25 100.0%  100.p%  100,0%00.0%
Home Improvementi
Low 0 0.0% 0.0% 2.1% 1.5% 0 0.0% 0.0% 4.99 2.2%
Moderate 0 0.0% 0.0% 25.6% 18.99 0 0.0% 0.090 13.6% 8.4%
Middle 0 0.0% 0.0% 35.9% 30.6% 0 0.0% 0.09 23.5% 16.9%
Upper 1 100.0%| 100.09 36.3% 49.19 0 0.0% 0.0%0 53.4% 65.p%
Unknown 0 0.0% 0.0% 0.0% 0.0% 1 100.0%  100.0% 4.6% 7.2P0
Total 1 100.0% | 100.09% 100.09 100.0%o 1 100.0%  100.9%  100/0% 0.0%0
Multi-Family
Low 0 0.0% 0.0% 13.8% 7.9%11 0 0.0% 0.0% 0.0 0.0%
Moderate 0 0.0% 0.0% 44.0% 23.99 0 0.0% 0.090 0.0% 0.0%
Middle 1 100.0% | 100.0% 28.4% 21.19 0 0.0 0.0% 0.0% 0.0po
Upper 0 0.0% 0.0% 13.8% 47.19 0 0.0% 0.09 0.0% 0.0p6
Unknown 0 0.0% 0.0% 0.0% 0.0% 1 100.0% 100.0%  100.0%  100J0%
Total 1 100.0% | 100.09% 100.09 100.0%o 1 100.0% 100.9%  100/0% 0.0%0
HMDA Totals
Low 2 4.7% 2.4% 2.2% 1.7% 0 0.0% 0.0% 2.6Y 1.1%
Moderate 7 16.3% 8.1% 25.1% 17.59 2 4.7% 1.3% 10.3% 5.3%
Middle 16 37.2% 42.6% 35.0% 29.29 5 11.6% 6.9% 18.1% 11.8%
Upper 18 41.9% 47.0% 37.7% 51.69 18 41.9% 37.8% 52.3% 630%
Unknown 0 0.0% 0.0% 0.0% 0.0%ﬂ 18 41.9% 53.9%0 16.8% 18.1%
Total 43 100.0%| 100.094 100.0% 100.0%0 43 100.0% 100.p%  100,0900.0%

Originations and Purchases
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APPENDIX B — AGGREGATE LENDING TABLES (Continued)

2007 Aggregate Comparison Loan Distribution Tabl

Assessment Area: Broward Count

HMDA
Income Categories BankBy Tract Income Aggregale Ban?(y Borrower Income Aggregate
# | % | % $(000s) % | % $(000s] # | % | % $(000s] % | % $(000s)
Home Purchasi
Low 0 0.0% 0.0% 2.6% 2.4% 0 0.0% 0.0% 1.39 0.5%
Moderate 0 0.0% 0.0% 23.4% 15.89 0 0.0% 0.090 7.3% 4.0%
Middle 0 0.0% 0.0% 44.7% 41.1% 0 0.0% 0.09 17.2% 11.7%
Upper 3 100.0%| 100.09 29.3% 40.79 1 33.3% 29.600 56.1% 66 4%
Unknown 0 0.0% 0.0% 0.0% 0.0% 2 66.7% 70.4% 18.1% 17.4%
Total 3 100.0% | 100.09¢4 100.09 100.0%o 3 100.0%  100.9%  100/0% 0.0%0
Refinance
Low 0 0.0% 0.0% 2.0% 1.8% 0 0.0% 0.0% 2.59 1.1%
Moderate 0 0.0% 0.0% 24.2% 17.59 0 0.0% 0.090 10.3% 6.1%
Middle 0 0.0% 0.0% 45.5% 41.3% 1 50.09 16.9% 20.9% 16.1%
Upper 2 100.0%| 100.09 28.3% 39.49 1 50.0% 83.1p6 49.5% 59 4%
Unknown 0 0.0% 0.0% 0.0% 0.0% 0 0.0%) 0.09 16.8% 17.3%
Total 2 100.0% | 100.09¢4 100.09 100.0%o 2 100.0% 100.9%  100.0% 0.0%0
Home Improvementi
Low 0 0.0% 0.0% 2.2% 1.8% 0 0.0% 0.0% 3.59 1.8%
Moderate 0 0.0% 0.0% 24.9% 20.49 0 0.0% 0.090 12.2% 7.9%
Middle 0 0.0% 0.0% 44.7% 42.2% 0 0.0% 0.09 24.6% 20.9%
Upper 1 100.0%| 100.09 28.2% 35.69 1 100.0%  100.p% 54.2% 61]6%
Unknown 0 0.0% 0.0% 0.0% 0.0% 0 0.0% 0.0Y 5.6% 8.3%0
Total 1 100.0% | 100.09% 100.09 100.0%o 1 100.0%  100.9%  100/0% 0.0%0
Multi-Family
Low 0 0.0% 0.0% 7.7% 2.5% 0 0.0% 0.0% 0.09 0.0%
Moderate 0 0.0% 0.0% 39.4% 25.39 0 0.0% 0.090 0.0% 0.0%
Middle 0 0.0% 0.0% 38.3% 47.8% 0 0.0% 0.09 0.0% 0.0%
Upper 0 0.0% 0.0% 14.6% 24.49 0 0.0% 0.09 0.0% 0.0p6
Unknown 0 0.0% 0.0% 0.0% 0.0% 0 0.0% 0.09 100.0%  100.p%
Total 0 0.0% 0.0% 100.0% 100.0% 0 0.0% 0.0 100.0% 100p%
HMDA Totals
Low 0 0.0% 0.0% 2.3% 2.1% 0 0.0% 0.0% 2.19 0.8%
Moderate 0 0.0% 0.0% 23.9% 17.09 0 0.0% 0.090 9.1% 5.00%
Middle 0 0.0% 0.0% 45.1% 41.4% 1 16.79 1.39 19.5% 13.9%
Upper 6 100.0%| 100.09 28.7% 39.59 3 50.0% 41.606 52.3% 611%
Unknown 0 0.0% 0.0% 0.0% 0.0% 2 33.3% 57.2%0 17.0%6 19.1%
Total 6 100.0% | 100.09% 100.09 100.0%o 6 100.0% 100.9%  100/0% 0.0%0

Originations and Purchases
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APPENDIX C - GENERAL INFORMATION

The Community Reinvestment Act (CRA) requires eéatferal financial supervisory agency to use itshauty
when examining financial institutions subject te gupervision, to assess the institution’s recdrcheeting the
credit needs of its entire community, including loand moderate-income neighborhoods, consisterit gafe
and sound operation of the institution. Upon caisabn of such examination, the agency must prepangitten
evaluation of the institution’s record of meetirigetcredit needs of its community.

This document is an evaluation of the CRA perforoaof Sterling Banlprepared by the Federal Reserve Bank
of Atlanta the institution’s supervisory agency, as_of JaguE?, 2009 The agency rates the CRA performance
of an institution consistent with the provisiong &&th in Appendix A to 12 CFR Part 228.

ABBREVIATIONS
ATV S oo e e e e e e Automated Teller Machines

CRA - e e COMMIUNItY Reinvestment Act
FDIC - e e e e FEDETAl DEpOSIt INsurance Corpiooa

FH A - o e Federal Housing Administration
HI D A - o e e e e e e Home Mortgage Disclosure Act
HUD - o e Department of Housing and Urban Development
LT D m e e e e e e e e Loan-to-Deposit Ratio
Y Loan-to-Value Ratio

MDD - e e e e e e e e e e METFOPOlTtAN Division
S A m e e e e Metropolitan Statistical Area
OMB .o e 0 OFfiCce Of Management and Budget
REIS - Regional Economic Information Systems
SB A - e e e e 0MANl Business Admiinistration

USDA - e e e UNTTEd States Department of Agriculture

ROUNDING CONVENTION

Because percentages presented in tables were rduedéhe nearest whole number in most cases, some

columns may not total exactly 100 percent.
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APPENDIX D - GLOSSARY

Census tract: A small subdivision of metropolitan and other delgspopulated counties. Census tract
boundaries do not cross county lines; however, timay cross the boundaries of metropolitan statdtazreas.
Census tracts usually have between 2,500 and @@€ons, and their physical size varies widely aelieg
upon population density. Census tracts are desigtte be homogeneous with respect to population
characteristics, economic status, and living cand to allow for statistical comparisons.

Consumer loan(s):A loan(s) to one or more individuals for househdianily, or other personal expenditures.
A consumer loan does not include a home mortgagelisbusiness, or small farm loan. This definition
includes the following categories: motor vehicleais, credit card loans, home equity loans, otheussd
consumer loans, and other unsecured consumer loans.

Family: Includes a householder and one or more other perBaing in the same household who are related to
the householder by birth, marriage, or adoptiome humber of family households always equals thalper of
families; however, a family household may also ud# nonrelatives living with the family. Familiemre
classified by type as either a married-couple famol other family, which is further classified intonale
householder’ (a family with a male householder aadwife present) or ‘female householder’ (a familyth a
female householder and no husband present).

Geography: A census tract delineated by the United States 8uiraf the Census in the most recent decennial
census.

Home Mortgage Disclosure Act (HMDA): The statute that requires certain mortgage lentteasdo business
or have banking offices in a metropolitan statiagtiarea to file annual summary reports of their tgage

lending activity. The reports include such datalas race, gender, and the income of applicatidims,amount
of loan requested, and the disposition of the aggtlon (for example, approved, denied, and withdraw

Home mortgage loans Includes home purchase and home improvement l@nslefined in the HMDA
regulation. This definition also includes multifélgn (five or more families) dwelling loans, loansff the
purchase of manufactured homes and refinancing®wofe improvement and home purchase loans.

Household: Includes all persons occupying a housing unit. sBas not living in households are classified as
living in group quarters. In 100 percent tabulatso the count of households always equals the cadfint
occupied housing units.

Low-income: Individual income that is less than 50 percent lo¢ tarea median income, or a median family
income that is less than 50 percent, in the casegdography.

Market share: The number of loans originated and purchased by itistitution as a percentage of the
aggregate number of loans originated and purchbgedl reporting lenders in the metropolitan area@ssment
area.

Metropolitan area (MA): A metropolitan statistical area (MSA) or a metropanh division (MD) as defined by
the Office of Management and Budget. A MSA is aea@rea containing at least one urbanized areDdi®

or more inhabitants, together with adjacent comrtiasi having a high degree of economic and social
integration with that core. A MD is a division cdd MSA based on specific criteria including commgtin
patterns. Only a MSA that has a population ofesdt 2.5 million may be divided into MDs.
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APPENDIX D — GLOSSARY (Continued)

Middle-income: Individual income that is at least 80 percent aedsl than 120 percent of the area median
income, or a median family income that is at le& percent and less than 120 percent, in the cdse o

geography.

Moderate-income: Individual income that is at least 50 percent ardsl than 80 percent of the area median
income, or a median family income that is at le&ét percent and less than 80 percent, in the casa of

geography.
Multifamily: Refers to a residential structure that contains fiv more units

Other products: Includes any unreported optional category of lodms which the institution collects and
maintains data for consideration during a CRA exaaion. Examples of such activity include consuroans
and other loan data an institution may provide @mang its lending performance.

Owner-occupied units: Includes units occupied by the owner or co-owneereif the unit has not been fully
paid for or is mortgaged.

Qualified investment: A qualified investment is defined as any lawful estment, deposit, membership share,
or grant that has as its primary purpose commuadéyelopment.

Small loan(s) to business(es)A loan included in 'loans to small businesses' afinéd in the Consolidated
Report of Condition and Income (Call Report) ane thhrift Financial Reporting (TFR) instructions. h&se
loans have original amounts of $1 million or leswaypically are either secured by nonfarm or naiential
real estate or are classified as commercial andstrial loans. However, thrift institutions maysal exercise
the option to report loans secured by nonfarm resitl real estate as "small business loans" ifltens are
reported on the TFR as nonmortgage, commercialdoan

Small loan(s) to farm(s): A loan included in ‘loans to small farms’ as defthen the instructions for
preparation of the Consolidated Report of Conditeomd Income (Call Report). These loans have ogdfin
amounts of $500,000 or less and are either secoyddrmland, or are classified as loans to finaagecultural
production and other loans to farmers.

Upper-income: Individual income that is more than 120 percentled area median income, or a median family
income that is more than 120 percent, in the cdsegeography.
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