Pittsburg, CA Accesses Funds and Reduces Financing
Costs with Three-Part Variable Rate Tab
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Attractive interest rates and impressive growth momentum of its redevel-
opment area gave Pittsburg, CA the opportunity to fund local projects at a favor-
able all-in cost late in 2004. Pittsburg, located 40 miles northeast of San
Francisco at the confluence of the San Joaquin and Sacramento Rivers, includes
a large (7,300 acre) redevelopment area, controlled by the city's Redevelopment
Agency. This area has seen solid growth in housing and industrial activity and, in
2004 city officials sought to improve the agency's finances while accessing money
for important infrastructure improvements and increased housing. With a com-
plex, three-part bond issue structure and a variable-to-fixed interest rate swap
considered for the deal, Pittsburg sought a financial guarantee for the bonds to
simplify marketing and reassure investors.

Ambac Assurance joined the financing team to help structure the deal
and ensure that the redevelopment agency would be able to achieve intended
savings. Proceeds were earmarked for various development projects, including
downtown infrastructure improvements, waterfront rehabilitation, and a new
commercial business park. Additionally, a portion of the new issue would be used
to refinance the agency's 1996 subordinate-lien tax increment debt, resulting in
present-value savings of approximately $1.6 million. To achieve the best rate,
two tranches were issued as variable rate bonds and swapped into a synthetic
fixed rate, potentially saving the agency $700,000 or more per year compared
with a more traditional fixed rate structure. The three-part, $120 million financ-
ing was successfully issued in December 2004.
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This report has been prepared by Ambac Assurance Corporation ("Ambac Assurance"). It is distributed solely to assist issuers and their underwriters and financial advisors in
gaining a better understanding of Ambac Assurance's experience as a financial guarantee insurance company. The report was written by personnel of Ambac Assurance based on
information available and believed to be accurate and complete as of December 30, 2004, the date on which the obligations described above were issued (the "Issuance Date"),
which information was obtained from sources believed to be reliable. However, because of the possibility of human or mechanical error by our sources and the occurrence of
subsequent events, Ambac Assurance does not guarantee the accuracy or completeness of this report as of the Issuance Date or its continued accuracy as of any date subsequent
thereto. This report is distributed for information purposes only and nothing contained herein should be viewed as investment advice or as constituting a recommendation to buy,
hold or sell the obligations described herein. Ambac Assurance has insured the obligations described above and received fees for the issuance of a financial guarantee insurance
policy covering such obligations. In addition, Ambac Assurance (or its affiliates) may from time to time provide investment or financial products or other services for, or solicit
other business from, or invest in securities of, the issuer of the obligations described in this report. Piper Jaffray was the banker on this transaction.
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