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KELLER & COMPANY, INC.

Financial Institution Consultants
Investment and Financial Advisors

555 Metro Place North 614-766-1426
Suite 524 614-766-1459 (fax)
Dublin, Ohio 43017

April 30, 2004

Board of Directors

Dearborn Savings Association, F.A.
118 Walnut Street

Lawrenceburg, IN 47025

To the Board:

In response to a request from the Office of Thrift Supervision we hereby submit an independent
appraisal update (“Update”) of the pro forma market value of the to-be-issued common stock of
DSA Financial Corporation (the "Corporation"), a Delaware corporation, in connection with the
conversion of Dearborn Mutual Holding Company from the mutual to the stock form of
organization. The shares of common stock to be issued represent the ownership interest in Dearborn
Financial Corporation, which was formed in April 1999 as a mid-tier holding company and the
holding company of Dearborn Savings Association, F.A. (“Dearborn™ or the “Association”).
Dearborn Financial Corporation is a subsidiary of Dearborn Mutual Holding Company, which
currently has a majority ownership interest in Dearborn Financial Corporation. Under the Plan of
Conversion, Dearborn Mutual Holding Company will cease to exist, with Dearborn Savings
Association becoming a wholly-owned subsidiary of the Corporation. The existing shares of stock
in Dearborn Financial Corporation will be exchanged for new shares of stock in the Corporation.
This Update of the Corporation’s pro forma market value as of April 23, 2004, was prepared after
areview of our original appraisal report as of February 27, 2004, ("Original Appraisal") and is being
submitted to the Office of Thrift Supervision as an update of the Original Appraisal. :

This Update is based on conversations with the management of Dearborn, the law firm of Luse,
Gorman, Pomerenk and Schick, Washington, D.C., and the investment banking firm of Keefe,
Bruyette & Woods, Inc. As in the preparation of the Original Appraisal, we believe the data and
information used herein are accurate and reliable, but we cannot guarantee the accuracy of such
data.

In preparing this Update, we have given consideration to current market conditions, the recent
performance of Dearborm and the recent performance of publicly-traded thrift institutions, including
those institutions in Dearborn's comparable group, and recently converted thrift institutions. The
comparable group was screened to eliminate any institutions involved in merger/acquisition
activities, but none of the comparable group institutions was eliminated due to such involvement.
Further investigation into merger/acquisition activity involving publicly-traded thrift institutions
in Dearborn’s city, county and market area revealed no institutions involved in such activity, as
indicated in Exhibit 1.
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We have recognized a reinvestment rate of 1.25 percent before taxes in this Update, the same rate
indicated in the Original Appraisal, based on current short term interest rates.

We have updated the three valuation methods used in the Original Appraisal based on Dearborn's
December 31, 2003, financials and using the stock prices of publicly-traded thrift institutions as of
April 23, 2004. Exhibits 2 and 3 provide stock prices, key valuation ratios and other pertinent data
for all publicly-traded, FDIC-insured thrift institutions excluding mutual holding companies.
Exhibits 4 and 5 provide stock prices, key valuation ratios and other pertinent data for all publicly-
traded, FDIC-insured mutual holding companies. Exhibit 6 identifies the Association's comparable
group and provides comparative operating and financial data on Dearborn and the comparable group
institutions.

Exhibit 7 provides a summary of publicly-traded thrift conversions since January 1, 2003, and the
relative movement of their share prices. For the twenty two conversions completed from January
1, 2003, to April 23, 2004, including eight mutual holding companies, seven second stage
conversions and seven standard conversions, the average percentage price change one day after IPO
was a positive 31.38 percent with a median of 23.10 percent, from a low of 9.0 percent to a high
of 69.90 percent. The average percentage price change one week after IPO for those twenty two
conversions was a similar 32.21 percent with a similar median of 25.00 percent, from a low of 8.8
percent to a high of 71.00 percent. It should be noted, however, that of the fifteen conversions
completed since June 30, 2003, all but one were trading on April 23, 2003, at prices lower than their
trading prices one day after IPO; and one of those issues, which closed in January, 2004, was

© trading at a price nominally lower than its IPO price.

As presented in Exhibit 8, since February 27, 2004, there have been downward movements in the
price to earnings multiple, the price to core eamings multiple, the price to book value ratio and the
price to assets ratio of Dearborn's comparable group, all publicly-traded, FDIC-insured thrifts in the
United States ("all thrifts")and all FDIC-insured thrifts traded on NASDAQ. The average price to
net earnings multiple for the comparable group decreased by 2.26 percent, while the average price
to core earnings multiple for the comparable group decreased by 1.83 percent from 15.27 times
earnings to 14.99 times earnings during that period. The average market price to book value ratio
for all thrifts decreased from 164.28 percent at February 27, 2004, to 152.09 percent at April 23,
2004, and decreased from 137.03 percent to 133.42 percent for the comparable group. The average
price to assets ratio decreased from 16.22 percent to 13.89 percent for all thrifts and decreased from
14.21 percent to 13.89 percent for the comparable group for the same time period. Exhibit 8 also
presents the values, numerical changes and percentage changes of the SNL Thrift Index, the Dow
Jones Industrial Average (DJIA) and the Standard and Poors 500 (S & P 500) as of February 27,
2004, and April 23,2004, Asindicated, from February 27, 2004, to April 23,2004, the SNL Thrift
Index decreased 10.11 percent, while the DJIA decreased 1.05 percent and the S & P decreased 0.38
percent. The trend in the market price of thrift stocks since the Original Appraisal indicates a 5.36
percent decrease in the average price per share for all publicly-traded thrifis and a smaller decrease
of 3.00 percent for the comparable group.




Board of Directors
Dearborn Savings Association, F.A.
April 30, 2004

Page 3

Exhibit 9 presents detailed market, pricing and financial ratios for Dearbomn, all thrifts, the 24
publicly-traded Indiana thrifts and the comparable group as of April 23, 2004.

Exhibit 10 provides Dearborn's December 31,2003, assets and equity and the Association's earnings
for the twelve months ended December 31, 2003, which are the same as those used in the Original
Appraisal. The Association had assets of $78,820,000 and equity of $9,091,000 at December 31,
2003, and identical net and core income after taxes of $806,000 for the twelve months ended
December 31, 2003.

The trend in the market price of thrift stocks since the Original Appraisal indicates a 3.00 percent
decrease in the average price per share of the ten comparable group institutions. Of those ten
institutions, five experienced decreases in their price per share and five experienced increases. As
previously detailed, the pricing ratios also demonstrated downward movement since February 27,
2004. From February 27, 2000, to April 23, 2004, the comparable group’s average price to core
earnings multiple decreased by 2.25 percent and its average price to book value ratio decreased by
2.63 percent.

This Update is based on areview of each of the adjustments made in the Original Appraisal relative
to the comparable group and of the pro forma closing pricing ratios of converting thrift institutions
and trends in market pricing and pricing ratios. This Update incorporates the following
adjustments: .

Original Appraisal Update
Earnings Performance None None
Market Area Upward Upward
Financial Condition None None
Asset, Loan and Deposit Growth Downward Downward
Dividend Payments Upward Upward
Subscription Interest None Upward
Liquidity of the Stock Downward Downward
Management None None
Marketing of the Issue Downward None

In our opinion, considering the foregoing factors, an 8.6 percent upward adjustment to the pro forma
midpoint value of the Corporation is warranted at this time.
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This updated valuation of the Corporation is based on the following valuation ratios as of April 23,
2004:

Price to earnings multiple:
Midpoint 18.54x
- Super maximum 24.39x

Price to core earnings multiple:
Midpoint 18.54x
Super maximum 24.39x

Price to book value ratio:
Midpoint 95.39%
Super maximum 109.99%

Price to assets ratio:
Midpoint 17.79%
Super maximum 23.00%

As indicated above, at the midpoint, the price to book value ratio increased from 91.24 percent at
February 27, 2004, to 95.39 percent as of April 23, 2004; the price to net earnings multiple and the
price to core earnings multiple increased from 17.01 to 18.54; and the price to assets ratio increased
from 16.56 percent to 17.79 percent as of April 23, 2004. At the super maximum, the price to book
value ratio increased from 105.67 percent at February 27, 2004, to 109.99 percent as of April 23,
2004; the price to net earnings multiple and the price to core earnings multiple increased from 22.51
to 24.39; and the price to assets ratio increased from 21.36 percent to 23.00 percent as of April 23,
2004.

Exhibit 15 details the valuation premium or discount applied to the comparable group in
determining the value. The discount from the comparable group average price to book value ratio
was 28.50 percent at April 23, 2004, lower than the discount 0f 33.41 percent at February 27, 2004.
The price core earnings multiple premium increased significantly from 11.39 percent to 23.67
percent during that time period. The premium of 16.52 percent in the price to assets ratio at
February 27, 2004, increased to a premium of 28.07 percent at April 23, 2004.

The valuation range in the Original Appraisal indicated a midpoint of $14,000,000, with a minimum
0f$11,900,000, amaximum of $16,100,000, and a super maximum of $18,515,000. In our opinion,
based on Dearborn's December 31, 2000, financials, the pricing ratios and price fluctuation of the
Association's comparable group, current pricing ratios and trends in the market since the Original
Appraisal and the revised adjustments relative to the comparable group indicated previously, the
midpoint value of the Corporation as of April 23, 2004, was $15,200,000, with a minimum of
$12,920,000, a maximum of $17,480,000, and a super maximum of $20,102,000, representing
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1,292,000 shares, 1,520,000 shares, 1,748,000 shares and 2,010,275 shares at $10.00 per share at

the minimum, midpoint, maximum and super-maximum, respectively.

The pro forma market value or appraised value of the Corporation was $15,200,000 at the midpoint
as of April 23, 2004.

Sincerely,

KELLER & COMPANY, INC.




EXHIBIT 1

KELLER & COMPANY
Dublin, Ohio
614-766-1426

ACQUISITIONS AND PENDING ACQUISITIONS
COUNTY, CITY OR MARKET AREA OF DEARBORN SAVINGS ASSOCIATION

NONE
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EXHIBIT 8

KELLER & COMPANY
Dublin, Ohio
614-766-1426

DEARBORN SAVINGS ASSOCIATION
VALUATION RATIOS

February 27, 2004
SNL Thrift Index 1,617.60
DJIA 10,583.90
S &P 500 ‘ 1,144.90
Price/ Price/Core Price/ Price/
Earnings Earnings Book Value Assets
x) (x) (%) (%)
All U.S. thrifts ' 22.60 22.42 164.28 16.22
NASDAQ traded thrifts 21.80 22.1 166.37 16.99
Comparable group 16.04 15.27 137.03 14.21
April 23, 2004
SNL Thrift Index 1,454.00
% change (10.11)%
DJIA 10,472.84
% change (1.05)%
S & P 500 1,140.60
% change {0.38)%
Price/ Price/Core Price/ Price/
Earnings Earnings Book Value Assets
x) (x) (%) (%)
All U.S. thrifts 21.32 21.93 152.09 15.18
% change (5.66) (2.19) (7.42) (6.41)
NASDAQ traded thrifts 21.19 21.72 157.23 15.96
% change (2.80) (1.76) (5.49) (6.06)
Comparable group 14.70 14.99 133.42 13.89
% change ' (2.26) (1.83) (2.63) (2.25)
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KELLER & COMPANY
Columbus, Ohio
614-766-1426

EXHIBIT 10

VALUATION ANALYSIS AND CALCULATION

Dearborn Savings Association/DSA Financial Corporation

Stock Prices as of April 23, 2004

Valuation assumptions: Comparable Group All Thrifts
Symbol Value Average Median Average Median
Post conv. price to eamings P/E 18.54 14.70 14.29 21.32 16.67
Post conv. price to book value P/B 95.39% 133.42% 130.12% 152.09% 139.06%
Post conv. price to assets P/A 17.79% 13.89% 12.34% 15.18% 14.21%
Post conv. price to core eamings P/E 18.54 14.99 15.02 21.93 17.43
Pre conversion earnings ($) Y $ 806,000 For the twelve months ended December 31, 2003.
Pre conversion book value ($) B $ 9,091,000 At December 31, 2003.
Pre conversion assets ($) A $ 78,820,000 AtDecember 31, 2003.
Pre conversion core earnings ($) $ 806,000 For the twelve months ended December 31, 2003.
Conversion expense (%) X 6.50%
ESOP stock purchase (%) E 4.13%
ESOP cost of borrowings, net (%) S 0.00%
ESOP term of borrowings (yrs.) T 10
RRP amount (%) M 2.06%
RRP term (yrs.) N 5
Tax rate (%) TAX 38.00%
Investment rate of retumn, net (%) R 0.78%
Investment rate of retumn, pretax (%) 1.25%
Percent sold (%) PCT 51.60%
Formulae to indicate value after conversion:
1. P/IE method: Value = PIE*Y = $ 15,182,217
1-P/E*PCT*{((1-X-E-M)*"R-(1-TAX)*E/T-(1-TAX)*"M/N))
2. P/IB method: Value = PB*B = $ 15,206,965
1-P/B*PCT*(1-X-E-M)
3. P/A method: Value = P/IA*A = $ 15,240,178
1-PA*PCT*(1-X-E-M}
VALUATION CORRELATION AND CONCLUSIONS:
Gross Proceeds Total Number
Shares Offered Price of Public Exchange of Shares TOTAL
to Public Per Share Offering Ratio Issued VALUE
Appraised value - midrange 784,320 $10.00 $7,843,200 3.1362 1,520,000 $15,200,000
Minimum - 85% of midrange 666,672 $10.00 $6,666,720 2.6657 1,292,000 $12,920,000
Maximum - 115% of midrange 901,968 $10.00 $9,019,680 3.6066 1,748,000 $17,480,000
Superrange - 115% of maximum 1,037,263 $10.00 $10,372,632 4.1476 2,010,200 $20,102,000



EXHIBIT 11

KELLER & COMPANY
Columbus, Ohio
614-766-1426

PROJECTED EFFECT OF CONVERSION PROCEEDS
Dearborn Savings Association/DSA Financial Corporation

At the MINIMUM of the Range

1. Gross Offering Proceeds

Minimum offering proceeds "
Less: Estimated conversion expenses

Net conversion proceeds

2. Generation of Additional Income
Net conversion proceeds
Less: Proceeds not invested @
Total conversion proceeds invested

Investment rate

Earnings increase - return on proceeds invested
Less: Estimated cost of ESOP borrowings
Less: Amortization of ESOP borrowings, net of taxes
Less: RRP expense, net of taxes

Net earnings increase

3. Comparative Earnings

Before conversion - 12 months ended 12/31/03

Net earnings increase
After conversion

4. Comparative Net Worth ©

Before conversion - 12/31/03 $ 9,091,000
Net cash conversion proceeds 5,372,714
After conversion $ 14,463,714

5. Comparative Net Assets

Before conversion - 12/31/03 $ 78,820,000
Conversion proceeds 5,372,714
After conversion $ 84,192,714

(1) Represents gross proceeds of pubtic offering.
(2) Represents ESOP,
(3) ESOP and RRP are omitted from net worth.

6,666,720
494,000

6,172,720

6,172,720
533,338
5,639,382

0.78%
43,705

0
33,067
33,067

-22,429

Regular

Core

806,000

-22,429
783,571

806,000
-22,429
783,571
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EXHIBIT 12

KELLER & COMPANY

Columbus, Ohio
614-766-1426

PROJECTED EFFECT OF CONVERSION PROCEEDS
Dearborn Savings Association/DSA Financial Corporation
At the MIDPOINT of the Range

1. Gross Conversion Proceeds

Midpoint offering proceeds $ 7,843,200
Less: Estimated conversion expenses 510,000
Net conversion proceeds : $ 7,333,200

2. Generation of Additional Income

Net conversion proceeds $ 7,333,200
Less: Proceeds notinvested @ 627,456
Total conversion proceeds invested $ 6,705,744
Investment rate 0.78%
Earnings increase - return on proceeds invested 3 51,970
Less: Estimated cost of ESOP borrowings 0
Less: Amortization of ESOP borrowings, net of taxes 38,902
Less: RRP expense, net of taxes 38,902
Net earnings increase $ -25,835
3. Comparative Earnings
Regular Core
Before conversion - 12 months ended 12/31/03 $ 806,000 806,000
Net earnings increase -25,835 -25,835
After conversion $ 780,165 780,165
4, Comparative Net Worth @
Before conversion - 12/31/03 $ 9,091,000
Conversion proceeds 6,392,016
After conversion $ 15,483,016
5. Comparative Net Assets
Before conversion - 12/31/03 $ 78,820,000
Conversion proceeds 6,392,016
After conversion $ 85,212,016

(1) Represents gross proceeds of public offering.
(2) Represents ESOP.
{3) ESOP and RRP are omitted from net worth.



EXHIBIT 13

KELLER & COMPANY

Columbus, Ohio
614-766-1426

PROJECTED EFFECT OF CONVERSION PROCEEDS
Dearborn Savings Association/DSA Financial Corporation

At the MAXIMUM of the Range
1. Gross Conversion Proceeds
Maximum offering proceeds $ 9,019,680
Less: Estimated conversion expenses 526,000
- Net conversion proceeds $ 8,493,680

2. Generation of Additional Income

Net conversion proceeds $ 8,493,680
Less: Proceeds not invested @ 721,574
Total conversion proceeds invested $ 7,772,106
investment rate 0.78%
Earnings increase - return on proceeds invested $ 60,234
Less: Estimated cost of ESOP borrowings 0
Less: Amortization of ESOP borrowings, net of taxes 44,738
Less: RRP expense, net of taxes 44,738
Net earnings increase $ -29,241

3. Comparative Earnings

Regular Core
Before conversion - 12 months ended 12/31/03 $ 806,000 806,000
Net earnings increase -29,241 -29,241
After conversion $ 776,759 776,759

4. Comparative Net Worth @

Before conversion - 12/31/03 3 9,091,000

Conversion proceeds 7,411,318

After conversion $ 16,502,318
5. Comparative Net Assets

Before conversion - 12/31/03 $ 78,820,000

Conversion proceeds 7,411,318

After conversion 3 86,231,318

(1) Represents gross proceeds of public offering.
(2) Represents ESOP.
{3) ESOP and RRP are omitted from net worth.



EXHIBIT 14

KELLER & COMPANY

Columbus, Ohio
614-766-1426

PROJECTED EFFECT OF CONVERSION PROCEEDS
Dearborn Savings Association/DSA Financial Corporation

At the SUPERRANGE Maximum

. Gross Conversion Proceeds

(1) Represents gross proceeds of public offering.
(2) Represents ESOP.
(3) ESOP and RRP are omitted from net worth.

Super-maximum offering proceeds $ 10,372,632
Less: Estimated conversion expenses 545,000
Net conversion proceeds $ 9,827,632
. Generation of Additional Income
Net conversion proceeds $ 9,827,632
Less: Praceeds notinvested @ 829,811
Total conversion proceeds invested $ 8,997,821
Investment rate 0.78%
Earnings increase - return on proceeds invested $ 69,733
Less: Estimated cost of ESOP borrowings 0
Less: Amortization of ESOP borrowings, net of taxes 51,448
Less: RRP expense, net of taxes 51,448
Net earnings increase $ -33,163
. Comparative Earnings
Regular Core
Before conversion - 12 months ended 12/31/03 $ 806,000 806,000
Net earnings increase -33,163 -33,163
After conversion $ 772,837 772,837
. Comparative Net Worth
Before conversion - 12/31/03 % 9,091,000
Conversion proceeds 8,582,916
After conversion $ 17,673,916
. Comparative Net Assets
Before conversion - 12/31/03 $ 78,820,000
Conversion proceeds 8,582,916
After conversion $ 87,402,916
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KELLER & COMPANY
Columbus, Ohio
614-766-1426

EXHIBIT 15

SUMMARY OF VALUATION PREMIUM OR DISCOUNT

Dearborn Savings

Midpoint:
Pricelearnings 18.54 x
Price/book value 9539 % *
Price/assets 17.79 %
Price/tangible book value 95.47 %
Price/core earnings 18.54 x
Minimum of range:
Pricef/earnings 15.82 x
Price/book value 87.00 % *
Pricel/assets 15.35 %
Price/tangible book value 87.10 %
Price/core earnings 15.82 x
Maximum of range:
Price/earnings 21.28 x
Price/book value 10267 % *
Price/assets 20.27 %
Price/tangible book value 102.77 %
Price/core earnings 21.28 x
Super maximum of range:
Price/earnings 24.39 x
Price/book value 10999 % *
Price/assets 23.00 %
Priceftangible book value 110.10 %
Price/core earnings 24.39 x

Premium or (discount)
from comparable group.

Average Median
26.12% 29.78%
(28.50)% (26.69)%
28.07% 44.19%
(31.58)% (27.83)%
23.67% 23.47%

7.64% 10.77%

(34.79)%  (33.14)%
10.50%  24.41%
(37.58)%  (34.16)%

5.55% 5.38%

4478%  48.99%
el ot

., (] . (]
(26.35)%  (22.31)%
41.97%  41.74%
65.94%  70.76%
S0t Badth

. (¢} . (]
(21.10)%  (16.78)%
62.72%  62.46%

* Represents pricing ratio associated with primary valuation method.



