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Executive Summary
With 21 shopping malls statewide, the West"eld Group is California’s 
largest retail landlord. It is also a leader in corporate tax avoidance.

The West"eld Group routinely publishes two di#erent values for its 
properties in California. The "rst value, which it reports to shareholders, 
is high. The second value, which it reports to the state, is low. As a 
result, we estimate that West"eld underpays property taxes by about 
$41 million per year.1

If West"eld paid its fair share of taxes, it would bring in additional 
annual revenues of:

y $18.7 million for Los Angeles County;

y $8.1 million for San Diego County; and

y $9.8 million for Santa Clara County.

Such additional revenues could be spent to improve public education, 
bolster police and "re services and generally raise the quality of public 
services across the State of California.

1 The authors have examined assessed values and shareholder reported values for all of 
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West!eld: A Global Giant and California’s 
Largest Retail Landlord
The West"eld Group (WDC), by market value, is the largest retail 
property group in the world and the ninth largest company on the 
Australian Stock Exchange.2 Sydney-based West"eld owns and operates 
100 malls in Australia, New Zealand, the United States and the United 
Kingdom with 21,997 retail outlets in 9.5 million square meters of retail 
space.3 In 2012, West"eld malls had more than 1.1 billion customer visits, 
which generated $41.5 billion in retail sales.4  West"eld’s global property 
portfolio was valued at $66.5 billion.5 In 2012, West"eld made a net 
pro"t of $1.78 billion and was managing a $12.44 billion development 
pipeline.6 By most measures, the United States is the company’s largest 
and most important market. Forty-seven of West"eld’s shopping centers 
are in the U.S. and 21 of those are in California.7  These 21 properties 
make West"eld California’s largest retail landlord.8

Property Taxes Pay for Schools & Services
Property taxes—assessed and collected at the county level—are 
generally the single most important source of revenue for all local 
governments. Public schools are usually the largest local government 
expense, but property taxes pay for other public services, including 
police, "re, parks and libraries. State law establishes the method for 
determining property tax assessments. Rates are set by state and local 
authorities. County o$cials are responsible for actual assessments, 
collections and the distribution of the pre-determined share of property 
taxes to other local government entities with taxing authority, including 
school districts.9 County assessors determine the assessed value of all 
parcels of land, including any buildings or other improvements. An 
annual property tax bill is distributed to all property owners. 

Ϯ� ŚƩƉ͗ͬͬ ǁǁǁ͘ǁĞƐƞŝĞůĚ͘ĐŽŵ͘ĂƵͬƐǇĚŶĞǇͬĂďŽƵƚͺǁĞƐƞŝĞůĚ�͖�ĂĐĐĞƐƐĞĚ�ŽŶ�:ƵůǇ�ϭϳ͕ �ϮϬϭϯ͘
ϯ� ŚƩƉ͗ͬͬ ĐŽƌƉŽƌĂƚĞ͘ǁĞƐƞŝĞůĚ͘ĐŽŵͬĂďŽƵƚ͖ͬ �ĂĐĐĞƐƐĞĚ�ŽŶ�:ƵůǇ�ϭϳ͕ �ϮϬϭϯ͘
ϰ� ŝďŝĚ͘��ƵƐƚƌĂůŝĂŶ�ĚŽůůĂƌƐ�ĂƌĞ�ĐŽŶǀĞƌƚĞĚ�ŝŶƚŽ�h^�ĚŽůůĂƌƐ�ƵƐŝŶŐ��h��Ψϭ�с�h^��Ψϭ͘ϬϯϳϬ͕�ƚŚŝƐ�

ŝƐ�ƚŚĞ�ĞǆĐŚĂŶŐĞ�ƌĂƚĞ�ƵƐĞĚ�ďǇ�tĞƐƞŝĞůĚ�ŝŶ�ϮϬϭϮ�ǇĞĂƌ�ĞŶĚ�ƌĞƉŽƌƚƐ͘�^ĞĞ͗�tĞƐƞŝĞůĚ�'ƌŽƵƉ�
^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ ��ƉƉĞŶĚŝǆ͕�tĞƐƞŝĞůĚ�'ƌŽƵƉ�
WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ͘�ŚƩƉ͗ͬͬ ĐĚŶ͘ĐŽƌƉŽƌĂƚĞ͘ǁĞƐƞŝĞůĚ͘ĐŽŵͬǁƉͲĐŽŶƚĞŶƚͬƵƉůŽĂĚƐͬϮϬϭϯͬϬϮͬ
^ƵƉƉůĞŵĞŶƚĂůͺ/ŶĨŽͺZĞƉŽƌƚͺϯϭ�ĞĐϭϮͺϭϭϵϵϭϯϰ͘ƉĚĨ 

ϱ� ŝďŝĚ͘
6 tĞƐƞŝĞůĚ�'ƌŽƵƉ�^ŚĂƌĞŚŽůĚĞƌ�ZĞǀŝĞǁ�ϮϬϭϯ͕�ϯϬ��Ɖƌŝů�ϮϬϭϯ͕�Ɖ͘ϰ͕��ŚĂŝƌŵĂŶ Ɛ͛�ZĞǀŝĞǁ͘�ŚƩƉ͗ͬͬ

ĐŽƌƉŽƌĂƚĞ͘ǁĞƐƞŝĞůĚ͘ĐŽŵͬǁƉͲĐŽŶƚĞŶƚͬƵƉůŽĂĚƐͬϮϬϭϯͬϬϱͬ^ŚĂƌĞŚŽůĚĞƌͲƌĞǀŝĞǁͲůŽƌĞƐͲ&/E�>͘ƉĚĨ 
&Žƌ�ĐŽŶǀĞƌƐŝŽŶ�ƚŽ�h^�ĚŽůůĂƌƐ�ƐĞĞ�ĨŽŽƚŶŽƚĞ�ϰ͘

ϳ� tĞƐƞŝĞůĚ�'ƌŽƵƉ�^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ ��ƉƉĞŶĚŝǆ͕�
tĞƐƞŝĞůĚ�'ƌŽƵƉ�WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ͘�;ůŝŶŬ�ŝŶ�ĨŽŽƚŶŽƚĞ�ϰͿ

ϴ� ^ĂŶ�&ƌĂŶĐŝƐĐŽ�DĂǇŽƌ Ɛ͛�KĸĐĞ�ƉƌĞƐƐ�ƌĞůĞĂƐĞ͕�͞DĂǇŽƌ�>ĞĞ��ƌĞĂŬƐ�'ƌŽƵŶĚ�ŽŶ�EĞǁ�DĞƚƌĞŽŶ�
ĂŶĚ��ŝƚǇ Ɛ͛�&ŝƌƐƚ�dĂƌŐĞƚ�^ƚŽƌĞ͕͟ �ϱͬϱͬϮϬϭϭ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ƐĨŵĂǇŽƌ͘ ŽƌŐͬŝŶĚĞǆ͘ĂƐƉǆ͍ƉĂŐĞсϯϴϬ 

ϵ� KŶĞ�ŐĞŶĞƌĂů�ĞǆƉůĂŶĂƟŽŶ�ŽĨ�ŚŽǁ�ƉƌŽƉĞƌƚǇ�ƚĂǆĞƐ�ǁŽƌŬ�ĨŽƌ�ŚŽŵĞŽǁŶĞƌƐ�ŝƐ�͞WƌŽƉĞƌƚǇ�ƚĂǆĞƐ�
ĞǆƉůĂŝŶĞĚ͕͟ �ďĂŶŬƌĂƚĞ͘ĐŽŵ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ďĂŶŬƌĂƚĞ͘ĐŽŵͬĮŶĂŶĐĞͬƚĂǆĞƐͬƉƌŽƉĞƌƚǇͲƚĂǆĞƐͲ
ĞǆƉůĂŝŶĞĚ͘ĂƐƉǆ͖��ĚĚŝƟŽŶĂů�ŝŶĨŽƌŵĂƟŽŶ�ŽŶ�ƉƌŽƉĞƌƚǇ�ƚĂǆĞƐ�ĂĐƌŽƐƐ�ƚŚĞ�ĐŽƵŶƚƌǇ�ŝƐ�ĂǀĂŝůĂďůĞ�
ĨƌŽŵ�ƚŚĞ�dĂǆ�&ŽƵŶĚĂƟŽŶ͕�Ă�ŶŽŶͲƉĂƌƟƐĂŶ�ƚĂǆ�ƌĞƐĞĂƌĐŚ�ŐƌŽƵƉ͘�ŚƩƉ͗ͬͬ ƚĂǆĨŽƵŶĚĂƟŽŶ͘ŽƌŐͬƚĂǆͲ
ƚŽƉŝĐƐͬƉƌŽƉĞƌƚǇͲƚĂǆĞƐ 



The most signi"cant factor in property tax assessment in California is 
Proposition 13, which was passed by voters in 1978. It capped local 
property taxes at 1%, with some exceptions, set assessment values 
at 1976 levels, and allowed only 2% annual increases. The e#ects of 
Prop 13 have been devastating.10  In most states, assessed values 
re!ect market values and property sale prices are used to set new 
assessed values. In California, sales are supposed to result in property 
reassessments, but Prop 13 has provided many loopholes, which have 
helped commercial property owners avoid market-value reassessments.

Prop 13 also allows for new assessments when new construction takes 
place on properties.11  The state Board of Equalization, which oversees 
county tax assessors, de"nes new construction broadly to include12:

Any substantial addition to land or improvements, including "xtures. 

Any physical alteration of any improvement, or a portion thereof, to a 
“like-new” condition, or to extend its economic life, or to change the 
way in which the improvement, or portion thereof, is used.

Any substantial physical rehabilitation, renovation or modernization of 
any "xture that converts it to the substantial equivalent of a new "xture 
or any substitution of a new "xture.

All of the West!eld California properties that are examined here have 
undergone massive renovations and/or sales, which should bring 
their assessed values close to current market values. 

In California, as in other states, there is a process to contest assessed 
values. While the objective may be to ensure fairness, the outcome is 
often the opposite. In most places average homeowners agree to pay 
their assessed rates and have neither the money nor time to e#ectively 
challenge assessments. On the other hand, many commercial property 
owners and wealthy homeowners systematically appeal assessed 
property values in order to lower their property tax payments. This 
results in shortchanging schools and other essential local government 
services and unfairly increases the tax burden for average homeowners. 
Assessed values on commercial properties can be lowered by 
withholding critical information, providing false information, threatening 
legal action or providing “expert” information from hired “tax agents,” 
all of which are di$cult for county assessors with limited budgets and 
large case-loads to challenge. This process is frequently subject to 
widespread abuse. 

ϭϬ� ͞dŚĞ�>ĞŐĂĐǇ�ŽĨ�WƌŽƉ�ϭϯ͕͟ �dŝŵĞ�DĂŐĂǌŝŶĞ͕�:ƵŶĞ�Ϯϳ͕ �ϮϬϬϵ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ƟŵĞ͘ĐŽŵͬƟŵĞͬ
ŶĂƟŽŶͬĂƌƟĐůĞͬϬ͕ϴϱϵϵ͕ϭϵϬϰϵϯϴ͕ϬϬ͘Śƚŵů 

11� ͞�ĂůŝĨŽƌŶŝĂ Ɛ͛�WƌŽƉĞƌƚǇ�dĂǆ͕͟ �;�ĂůŝĨŽƌŶŝĂͿ�>ĞŐŝƐůĂƟǀĞ��ŶĂůǇƐƚ Ɛ͛�KĸĐĞ͕��Ɖƌŝů�ϭϭ͕�ϮϬϭϮ͘�ŚƩƉ͗ͬͬ
ǁǁǁ͘ůĂŽ͘ĐĂ͘ŐŽǀͬŚĂŶĚŽƵƚƐͬƐƚĂƚĞͺĂĚŵŝŶͬϮϬϭϮͬ��ͺWƌŽƉĞƌƚǇͺdĂǆͺϰͺϭϭͺϭϮ͘ƉĚĨ 

ϭϮ ŚƩƉ͗ͬͬ ǁǁǁ͘ďŽĞ͘ĐĂ͘ŐŽǀͬƉƌŽƉƚĂǆĞƐͬĨĂƋƐͬŶĞǁĐŽŶƐƚƌƵĐƟŽŶ͘Śƚŵůηϭ 



4 Malled by West!eld: 

The appraised value of commercial properties is often the result of 
a negotiated appeals process. While the current assessed value of 
West"eld’s California shopping malls is relatively easy to determine, 
what is not yet known is the full history of West"eld’s appeals over the 
years. West"eld, or its agents, may have argued that property values 
are dramatically lower than what it has reported to shareholders. The 
company has done this in the past. For example, in 2009, West"eld 
appealed the assessment on the Connecticut Post Mall in Milford, 
Connecticut. West"eld tried to lower the appraised value by $100 
million, from $251 million to $151 million. The parties reached a 
settlement to have the property appraised at $200 million.13 The 
settlement included a tax credit, which cost the city $1.2 million in lost 
revenue over 3 years.14 In California, assessed values have also been 
lowered by numerous tax increment "nancing agreements with now 
defunct Redevelopment Agencies.

West"eld appears to have a highly successful record of lowering the 
assessed values of its properties in California with no apparent regard to 
the impact on funding for local schools and other public services. While 
Prop 13 is unique to California, a review by the authors of this report 
found the same pattern of aggressive property tax avoidance in an 
analysis of 7 West"eld malls in 3 other states.15

West"eld, like other public companies, is obliged to maximize returns to 
shareholders and investors, at times by minimizing the tax burden on 
its property holdings. It is normal that there would be some di#erence 
in the fair value of investment properties as reported to shareholders 
and the assessed value determined by local tax assessors. However, 
in the case of West"eld, the scale of that di#erence is stunning, even 
considering the impacts of Prop 13. The methodologies that local tax 
assessors use to value property in many cases are not dissimilar from 
West"eld’s own methodology. West"eld states the following as its 
methodology to determine fair value.

ϭϯ� ͞tĞƐƞŝĞůĚ͕�DŝůĨŽƌĚ�ƌĞĂĐŚ�ĚĞĂů�ŽŶ�ƚĂǆĞƐ͕͟ �EĞǁ�,ĂǀĞŶ�ZĞŐŝƐƚĞƌ͕ �:ƵŶĞ�Ϯϵ͕�ϮϬϬϵ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘
ŶŚƌĞŐŝƐƚĞƌ͘ ĐŽŵͬĂƌƟĐůĞƐͬϮϬϬϵͬϬϲͬϮϵͬŶĞǁƐͬŵŝůĨŽƌĚͬďϭͲŵŝŵĂůůƚĂǆ͘ƚǆƚ 

14� ŝďŝĚ͘
15� dŚĞ�ƵŶƉƵďůŝƐŚĞĚ�ϮϬϭϮ�ƌĞƉŽƌƚ�ĞǆĂŵŝŶĞĚ�Ϯ�tĞƐƞŝĞůĚ�ƐŚŽƉƉŝŶŐ�ŵĂůůƐ�ŝŶ�DĂƌǇůĂŶĚ͕�Ϯ�ŝŶ�KŚŝŽ�

ĂŶĚ�ϯ�ŝŶ�ƚŚĞ�^ƚĂƚĞ�ŽĨ�tĂƐŚŝŶŐƚŽŶ͘



“Investment properties are carried at the Directors’ determination of fair 
value which take into account latest independent valuations, with updates 
at each balance date of independent valuations that were prepared 
previously. The carrying amount of investment properties comprises the 
original acquisition costs, subsequent capital expenditure, tenant allowances, 
deferred costs, ground leases, straight-line rent and revaluation increments 
and decrements. Independent valuations are conducting in accordance 
with…Uniform Standards of Professional Appraisal Practice for the United 
States properties. The independent valuation uses capitalisation of net 
income method and the discounting of future net cash !ows to their present 
value method.”16

If West"eld denies the vast discrepancies between the fair value and 
the current assessed value of its California properties, then the company 
should be willing to share the independent valuations with any updates 
to local property tax assessors.

Shortchanging California Communities 
with Aggressive Tax Avoidance
The following is a brief review of information that was publicly available 
on the 21 shopping malls in California that West"eld currently owns and 
manages. In almost all cases there is a substantial di"erence between 
the appraised property values—determined by local authorities for 
tax purposes—and the property values reported to shareholders. 
On average, West"eld paid taxes on two-thirds of the fair value of the 
properties as reported to shareholders. While a few properties appeared 
to be paying tax on close to the full value of the property, 12 of the 21 
were paying tax on less than two-thirds of the shareholder reported 
values, including three at 50% or below. In many counties, West"eld is 
one of the largest local property taxpayers, so any tax avoidance would 
have a major impact on the funding for schools and local communities. 
While West"eld’s actions may be legal, they put a heavier burden on 
homeowners and small businesses and strain public budgets. The 
problem has been particularly acute in recent years, as the economic 
downturn caused declines in home values and signi"cant funding 
shortfalls for schools and local governments. 

16� tĞƐƞŝĞůĚ�'ƌŽƵƉ͕�EŽƚĞƐ�ƚŽ�ƚŚĞ�&ŝŶĂŶĐŝĂů�^ƚĂƚĞŵĞŶƚƐ�ĨŽƌ�ƚŚĞ�ŚĂůĨͲǇĞĂƌ�ĞŶĚĞĚ�ϯϬ�:ƵŶĞ�ϮϬϭϮ͕�
tĞƐƞŝĞůĚ�'ƌŽƵƉ͗�ϮϬϭϮ�,ĂůĨ�zĞĂƌ�ZĞƐƵůƚƐ͕�ϭϱ��ƵŐƵƐƚ�ϮϬϭϮ͕�Ɖ͘ϭϳ�dŚĞ�ƌĞƉŽƌƚ�ŝƐ�ĂǀĂŝůĂďůĞ�Ăƚ͗���
ŚƩƉ͗ͬͬ ǁǁǁ͘ǁĞƐƞŝĞůĚ͘ĐŽŵͬĐŽƌƉŽƌĂƚĞͬƉĚĨͬ ŶĞǁƐͲĂŶŶŽƵŶĐĞŵĞŶƚƐͬƉƌĞƐĞŶƚĂƟŽŶƐͲďƌŝĞĮŶŐƐͬ
t��ͺϮϬϭϮͺ,zͺZ�^h>d^ͺWZ�^�Ed�d/KEͺĂŶĚͺ�ƉƉĞŶĚŝǆϰ�ͺϭϱйϮϬ�ƵŐͺϮϬϭϮ͘ƉĚĨ

“This could help save the 
lives of countless patients by 
improving the quality of care 
in our county hospitals. We 
must support the nurses who 
work tirelessly every day to 
provide the best possible 
care to the patients West!eld 
needs to pay its fair share.”

— Robin Ellis
Nurse Practioner

LAC+USC Medical Center
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Shortchanging Los Angeles

Culver City

Topanga

Century City

Westfield’s
Own

Reported
Value

Taxed
Value

Tax
Theft

$330
Million

$755.3
Million

$921
Million

$199
Million

$481.6
Million

$576.5
Million

35
Libraries

45
Registered

Nurses

35
Children’s

Social Workers
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The Los Angeles market has the highest concentration of West"eld 
shopping centers anywhere in the world. West"eld “has spent $1.2 
billion during the past "ve years overhauling, expanding and redoing 
L.A. properties.”17 There are ten West"eld properties in the Los Angeles 
area, four within the city of Los Angeles, four in other cities in Los 
Angeles County, and two malls in neighboring counties. Several malls in 
Los Angeles County are examined in more detail below. Together, the 
eight malls in Los Angeles County account for estimated annual tax 
revenue losses of $18.7 million.

In contrast to many of the L.A. County malls examined below, it is worth 
noting that it appears that the current assessed value of the West!eld 
Palm Desert Mall in Riverside County is 95% of the value reported to 
shareholders.18 Unfortunately, this is an exception for West"eld’s malls, 
but it does indicate what the norm could and should be for West"eld’s 
California properties.

If the current appraised values of West"eld’s eight L.A. County 
properties are combined, West"eld’s $2.3 billion in assessed value 
would rank it as the second largest property taxpayer (excluding energy 

ϭϳ� ͞/ƚ Ɛ͛�Ă�DĂůů�tŽƌůĚ͕͟ �>ŽƐ��ŶŐĞůĞƐ�DĂŐĂǌŝŶĞ͕�:ƵŶĞ�ϭ͕�ϮϬϭϮ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ůĂŵĂŐ͘ĐŽŵͬĐŽůƵŵŶƐͬ
ďƵƐŝŶĞƐƐͬƐƚŽƌǇ͘ĂƐƉǆ͍/�сϭϳϬϬϯϵϰ

18� tĞƐƞŝĞůĚ�'ƌŽƵƉ�^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ �
�ƉƉĞŶĚŝǆ͕�tĞƐƞŝĞůĚ�'ƌŽƵƉ�WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ�;ůŝŶŬ�ŝŶ�ĨŽŽƚŶŽƚĞ�ϰͿ͘�tĞƐƞŝĞůĚ�ƌĞƉŽƌƚƐ�ƚŽ�
ƐŚĂƌĞŚŽůĚĞƌƐ�ƚŚĂƚ�ƚŚĞ�ƉƌŽƉĞƌƚǇ�ŝƐ�ǁŽƌƚŚ�ΨϭϱϬ�ŵŝůůŝŽŶ�ĂŶĚ�ƚŚĞ�ƉĂƌĐĞůƐ�ƚŚĂƚ�ŵĂŬĞ�ƵƉ�ƚŚĞ�
ƉƌŽƉĞƌƚǇ�ĂƌĞ�ĂƐƐĞƐƐĞĚ�Ăƚ�Ψϭϰϭ͘ϵ�ŵŝůůŝŽŶ͘



companies) after Douglas Emmett Residential.19 If the properties were 
assessed at their shareholder value of $3.6 billion, West"eld would be 
the largest property taxpayer in the County. In the City of Los Angeles, 
West"eld’s “Century City Mall LLC” is ranked as the 10th largest property 
taxpayer. However, if all four of West"eld malls are combined, the 
assessed value of $1.2 billion would make West"eld the 2nd largest 
property taxpayer in the City as well.20  

At the end of 2012, West"eld claimed to shareholders that the fair value 
of the West!eld Century City Mall was $921 million, 21 63% more than 
the appraised value. That equates to an estimated annual tax revenue 
loss of $4.4 million.22  

It is worth noting that the Century City Mall is currently undergoing a 
massive $500 million expansion and renovation, which are expected to 
be completed by 2017.23 The value of the Century City Mall that West"eld 
reported to shareholders increased by a remarkable 17%—or $135.3 
million dollars—in a six month period.24 It is also worth noting that the 
Century City Mall is West"eld’s highest volume mall in the U.S. with each 
square foot of retail space generating over $1,000 in sales in 2012.25

In 2006, West"eld completed a $350 million expansion and renovation 
of the Topanga Mall.26 The reported fair value of the West!eld 

 is $755.3 million.27 The appraised value was only 64% 
of the reported market value, resulting in an estimated annual tax 

ϭϵ� �ŽƵŶƚǇ�ŽĨ�>ŽƐ��ŶŐĞůĞƐ͕��ĂůŝĨŽƌŶŝĂ͕��ŽŵƉƌĞŚĞŶƐŝǀĞ��ŶŶƵĂů�&ŝŶĂŶĐŝĂů�ZĞƉŽƌƚ͕�&ŝƐĐĂů�zĞĂƌ�
�ŶĚĞĚ�:ƵŶĞ�ϯϬ͕�ϮϬϭϮ͕�Ɖ͘ϭϳϰ͘�WƌŝŶĐŝƉĂů�WƌŽƉĞƌƚǇ�dĂǆƉĂǇĞƌƐ͕�:ƵŶĞ�ϯϬ͕�ϮϬϭϮ͘�ŚƩƉ͗ͬͬ ƩĐ͘
ůĂĐŽƵŶƚǇ͘ŐŽǀͬƉƌŽƉƚĂǆͬĚŽĐƐͬ>�йϮϬ�ŽƵŶƚǇйϮϬ��&ZйϮϬĨŽƌйϮϬ&zйϮϬ�ŶĚĞĚйϮϬ:ƵŶĞйϮϬ
ϯϬ͕йϮϬϮϬϭϮͺ&ŝŶĂů͘ƉĚĨ

ϮϬ� �ŝƚǇ�ŽĨ��>ŽƐ��ŶŐĞůĞƐ͕��ĂůŝĨŽƌŶŝĂ͕��ŽŵƉƌĞŚĞŶƐŝǀĞ��ŶŶƵĂů�&ŝŶĂŶĐŝĂů�ZĞƉŽƌƚ�&Žƌ�ƚŚĞ�&ŝƐĐĂů�zĞĂƌ�
�ŶĚĞĚ�:ƵŶĞ�ϯϬ͕�ϮϬϭϮ͕�Ɖ͘�ϯϯϭ͘�dĞŶ�>ĂƌŐĞƐƚ�WƌŽƉĞƌƚǇ�dĂǆƉĂǇĞƌƐ͘�ŚƩƉ͗ͬͬ ĐŽŶƚƌŽůůĞƌ͘ ůĂĐŝƚǇ͘ŽƌŐͬ
ƐƚĞůůĞŶƚͬŐƌŽƵƉƐͬ�ůĞĐƚĞĚKĸĐŝĂůƐͬΛ�dZͺ�ŽŶƚƌŝďƵƚŽƌͬ ĚŽĐƵŵĞŶƚƐͬ�ŽŶƚƌŝďƵƚŽƌͅ tĞďͺ�ŽŶƚĞŶƚͬ
>��/dzWͅ ϬϮϰϰϵϰ͘ƉĚĨ�͖�ƚŚĞ�ĂĐƚƵĂů�ǀĂůƵĞ�ŽĨ�ƚŚĞ�ĂƐƐĞƐƐĞĚ�ǀĂůƵĞ�ŝŶ�ƚŚŝƐ�ůŝƐƚ�ĂƉƉĞĂƌƐ�ƚŽ�ďĞ�
ƵŶĚĞƌƐƚĂƚĞĚ�ĂƐ�Ϯ�ŽĨ�ƚŚĞ�ƉĂƌĐĞůƐ�ĂƌĞ�ŽǁŶĞĚ�ďǇ�tĞƐƞŝĞůĚ�ƚŚƌŽƵŐŚ�ŽƚŚĞƌ�ƐƵďƐŝĚŝĂƌŝĞƐ͘

Ϯϭ� tĞƐƞŝĞůĚ�'ƌŽƵƉ�^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ �
�ƉƉĞŶĚŝǆ͕�tĞƐƞŝĞůĚ�'ƌŽƵƉ�WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ͘�;ůŝŶŬ�ŝŶ�ĨŽŽƚŶŽƚĞ�ϰͿ�

ϮϮ� dŚĞ�ĂƉƉƌĂŝƐĞĚ�ǀĂůƵĞ�ǁĂƐ�ĚĞƚĞƌŵŝŶĞĚ�ďǇ�ůŽŽŬŝŶŐ�Ăƚ�ƚŚĞ�ĐƵƌƌĞŶƚ�ƚĂǆ�ďŝůůƐ�;ĂǀĂŝůĂďůĞ�ŚĞƌĞ͗�
ŚƩƉƐ͗ͬͬ ǀĐŚĞĐŬ͘ƩĐ͘ůĂĐŽƵŶƚǇ͘ŐŽǀͬͿ��ĨŽƌ�ƚŚĞ�ϯ�ƉĂƌĐĞůƐ�ŽǁŶĞĚ�ďǇ�tĞƐƞŝĞůĚ͘�dŚĞƐĞ�ĂƌĞ�ϰϯϭϵͲ
ϬϬϯͲ�;Ϭϲϭ͕�Ϭϲϯ�Θ�ϬϲϰͿ͘�dŚĞ�ĐƵƌƌĞŶƚ�ƚĂǆ�ƌĂƚĞ�ǁĂƐ�ĂƉƉůŝĞĚ�ƚŽ�ĚŝīĞƌĞŶĐĞ�ďĞƚǁĞĞŶ�ƚŚĞ�
ƐŚĂƌĞŚŽůĚĞƌ�ǀĂůƵĞ�ĂŶĚ�ƚŚĞ�ĂƉƉƌĂŝƐĞĚ�ǀĂůƵĞ͘

Ϯϯ� ͞/ƚ Ɛ͛�Ă�DĂůů�tŽƌůĚ͕͟ �>ŽƐ��ŶŐĞůĞƐ�DĂŐĂǌŝŶĞ͕�:ƵŶĞ�ϭ͕�ϮϬϭϮ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ůĂŵĂŐ͘ĐŽŵͬĐŽůƵŵŶƐͬ
ďƵƐŝŶĞƐƐͬƐƚŽƌǇ͘ĂƐƉǆ͍/�сϭϳϬϬϯϵϰ 

Ϯϰ� dŚĞ�ƉƌŝŽƌ�ǀĂůƵĞ�ǁĂƐ�ƌĞƉŽƌƚĞĚ�ŝŶ͗�tĞƐƞŝĞůĚ�'ƌŽƵƉ͗�ϮϬϭϮ�,ĂůĨ�zĞĂƌ�&ŝŶĂŶĐŝĂů�ZĞƉŽƌƚ͕�ϭϱ�
�ƵŐƵƐƚ�ϮϬϭϮ͕��ƉƉĞŶĚŝǆ�ϭ�͕�WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ�Ͳ�hŶŝƚĞĚ�^ƚĂƚĞƐ͘�dŚĞ�ƌĞƉŽƌƚ�ŝƐ�ĂǀĂŝůĂďůĞ�Ăƚ͗�
ŚƩƉ͗ͬͬ ǁǁǁ͘ǁĞƐƞŝĞůĚ͘ĐŽŵͬĐŽƌƉŽƌĂƚĞͬƉĚĨͬ ŶĞǁƐͲĂŶŶŽƵŶĐĞŵĞŶƚƐͬƉƌĞƐĞŶƚĂƟŽŶƐͲďƌŝĞĮŶŐƐͬ
t��ͺϮϬϭϮͺ,zͺZ�^h>d^ͺWZ�^�Ed�d/KEͺĂŶĚͺ�ƉƉĞŶĚŝǆϰ�ͺϭϱйϮϬ�ƵŐͺϮϬϭϮ͘ƉĚĨ 

Ϯϱ� tĞƐƞŝĞůĚ�'ƌŽƵƉ�^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ �
�ƉƉĞŶĚŝǆ͕�tĞƐƞŝĞůĚ�'ƌŽƵƉ�WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ͘�;ůŝŶŬ�ŝŶ�ĨŽŽƚŶŽƚĞ�ϰͿ

Ϯϲ� �tĞƐƞŝĞůĚ�'ƌŽƵƉ�ƉƌĞƐƐ�ƌĞůĞĂƐĞ͕�͞tĞƐƞŝĞůĚ�dŽƉĂŶŐĂ Ɛ͛�h^ΨϯϱϬ�ŵŝůůŝŽŶ�ƌĞǀŝƚĂůŝƐĂƟŽŶ�
ƚƌĂŶƐĨŽƌŵƐ�^ĂŶ�&ĞƌŶĂŶĚŽ�sĂůůĞǇ Ɛ͛�ƌĞƚĂŝů�ůĂŶĚƐĐĂƉĞ͕͟ �ϲ�KĐƚŽďĞƌ�ϮϬϬϲ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ǁĞƐƞŝĞůĚ͘
ĐŽŵͬĐŽƌƉŽƌĂƚĞͬŶĞǁƐͲĂŶŶŽƵŶĐĞŵĞŶƚƐͬŵĞĚŝĂͲƌĞůĞĂƐĞƐͬϮϬϬϲͬϮϬϬϲϭϬϬϲͺϳϰϱϵϮ͘Śƚŵů

Ϯϳ� tĞƐƞŝĞůĚ�'ƌŽƵƉ�^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ �
�ƉƉĞŶĚŝǆ͕�tĞƐƞŝĞůĚ�'ƌŽƵƉ�WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ͘�;ůŝŶŬ�ŝŶ�ĨŽŽƚŶŽƚĞ�ϰͿ



8 Malled by West!eld: 

.28  West"eld owns the land in between 
the Topanga Mall and its Promenade Mall, and has approval for a $500 
million mixed-used redevelopment. West"eld is seeking a tax subsidy 
on this project that would forego nearly $60 million in future tax 
revenues.29

The most undervalued mall in L.A., in terms of assessed value as a 
percent of shareholder reported values, appears to be the West!eld 
Fashion Square Mall. The current appraised value of $150.3 million 
is only 47% of the $317.6 million value that was recently reported to 
shareholders.30 If property taxes were paid on the full value of the 
property, it would generate an 
revenue per year.

The reported fair value of the West!eld Culver City Mall is $330 
million.31 In 2012, “Fox Hills Mall LLC/West"eld” was Culver City’s "fth 
largest property taxpayer with a net taxable assessed value of $93.5 
million.32 Several other parcels that make up the mall are owned by 
other entities that appear to be controlled by West"eld. The appraised 
values of several parcels were subsequently raised in 2012. However, 
even with the current appraised values of all the West"eld parcels 
at $199 million, it is only 60% of the reported shareholder value.33 If 
West"eld paid taxes on the full value of the Culver City Mall, it would 
result in an estimated . 

The 2009 renovation of West"eld Culver City Mall cost $180 million and 
expanded the mall by 167,000 sq. ft.34 The current appraised value of 
all of the West"eld owned parcels would rank West"eld as Culver City’s 

Ϯϴ� dŚĞ�ĂƉƉƌĂŝƐĞĚ�ǀĂůƵĞ�ǁĂƐ�ĚĞƚĞƌŵŝŶĞĚ�ďǇ�ůŽŽŬŝŶŐ�Ăƚ�ƚŚĞ�ĐƵƌƌĞŶƚ�ƚĂǆ�ďŝůůƐ�;ĂǀĂŝůĂďůĞ�ŚĞƌĞ͗�
ŚƩƉƐ͗ͬͬ ǀĐŚĞĐŬ͘ƩĐ͘ůĂĐŽƵŶƚǇ͘ŐŽǀͬͿ�ĨŽƌ�ƚŚĞ�ϱ�ƉĂƌĐĞůƐ�ŽǁŶĞĚ�;ϮϭϯϵͲϬϬϰͲ;ϬϮϬ͕�ϬϯϬ͕�Ϭϰϯ͕�Ϭϰϰ�Θ�
ϬϰϱͿ�ďǇ�tĞƐƞŝĞůĚ͘�dŚĞ�ĐƵƌƌĞŶƚ�ƚĂǆ�ƌĂƚĞ�ǁĂƐ�ĂƉƉůŝĞĚ�ƚŽ�ĚŝīĞƌĞŶĐĞ�ďĞƚǁĞĞŶ�ƚŚĞ�ƐŚĂƌĞŚŽůĚĞƌ�
ǀĂůƵĞ�ĂŶĚ�ƚŚĞ�ĂƉƉƌĂŝƐĞĚ�ǀĂůƵĞ͘

Ϯϵ >ŽƐ��ŶŐĞůĞƐ�dŝŵĞƐ͕�͞WƌŽƉŽƐĞĚ�>͘�͘�ƚĂǆ�ĚĞĂů�ǁŽƵůĚ�ŚĞůƉ�ĨƵŶĚ�ŶĞǁ�tĞƐƞŝĞůĚ�ŵĂůů͕͟ �:ƵŶĞ�Ϯϰ͕�
ϮϬϭϯ͘�ŚƩƉ͗ͬͬ ĂƌƟĐůĞƐ͘ůĂƟŵĞƐ͘ĐŽŵͬϮϬϭϯͬũƵŶͬϮϰͬůŽĐĂůͬůĂͲŵĞͲŵĂůůͲƐƵďƐŝĚǇͲϮϬϭϯϬϲϮϱ 

ϯϬ� dŚĞ�ĂƉƉƌĂŝƐĞĚ�ǀĂůƵĞ�ǁĂƐ�ĚĞƚĞƌŵŝŶĞĚ�ďǇ�ůŽŽŬŝŶŐ�Ăƚ�ƚŚĞ�ĐƵƌƌĞŶƚ�ƚĂǆ�ďŝůůƐ�;ĂǀĂŝůĂďůĞ�ŚĞƌĞ͗�
ŚƩƉƐ͗ͬͬ ǀĐŚĞĐŬ͘ƩĐ͘ůĂĐŽƵŶƚǇ͘ŐŽǀͬͿ�ĨŽƌ�ƚŚĞ�ϵ�ƉĂƌĐĞůƐ�ŽǁŶĞĚ�;ϮϮϲϵͲϬϮϱͲ;ϬϬϰ�ƚŚƌŽƵŐŚ�ϬϭϬͿ͕�
Ϭϯϭ�Θ�ϬϯϰͿ�ďǇ�tĞƐƞŝĞůĚ͘�dŚĞ�ĐƵƌƌĞŶƚ�ƚĂǆ�ƌĂƚĞ�ǁĂƐ�ĂƉƉůŝĞĚ�ƚŽ�ĚŝīĞƌĞŶĐĞ�ďĞƚǁĞĞŶ�ƚŚĞ�
ƐŚĂƌĞŚŽůĚĞƌ�ǀĂůƵĞ�ĂŶĚ�ƚŚĞ�ĂƉƉƌĂŝƐĞĚ�ǀĂůƵĞ͘�dŚĞ�ƐŚĂƌĞŚŽůĚĞƌ�ǀĂůƵĞ�ŝƐ�ĨƌŽŵ͗�tĞƐƞŝĞůĚ�
'ƌŽƵƉ�^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ ��ƉƉĞŶĚŝǆ͕�
tĞƐƞŝĞůĚ�'ƌŽƵƉ�WƌŽƉĞƌƚǇ�WŽƌƞŽůŝŽ�;ůŝŶŬ�ŝŶ�ĨŽŽƚŶŽƚĞ�ϰͿ  
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second largest property taxpayer. If the appraised value re!ected the full 
value of the property, West"eld would be Culver City’s largest taxpayer.

West!eld’s Redevelopment Agreements: 
Financing Corporate Pro!t or Community 
Bene!t?
Other issues around the West"eld Culver City Mall also raise serious 
concerns. The Culver City Redevelopment Agency is a party to the 
West"eld/Fox Hills Mall Owner Participation Agreement (the “Fox Hills 
OPA”) of April 2008, “with Fox Hills Mall, L.P. and CMF Fox Hills, LLC 
(collectively, “Developer”) relating to an expansion of the West"eld” 
Mall.35  Pursuant to this agreement, “...the Agency is obligated to 
disburse an amount with a net present value of $10 million to 
Developer, upon satisfaction of certain conditions by the Developer. 
More speci"cally, the Agency is obligated to annually pay to Developer 
up to 100% of the “Net Developer Parcel Tax Increment,” which is 
generally de"ned in the Fox Hills OPA as the tax increment revenue 
generated by an increase in the assessed value of the Developer Parcel 
over and above the "scal year 2006-07 assessed value and allocated to 
the Agency, but speci"cally excluding [several required payments]....”36

While it is not clear how much the tax increment payments are and 
to what extent they may o#set normal tax revenue, it is clear that 
West"eld will receive $10 million in payments that would otherwise be 
tax revenues for local schools and other local government agencies. 

In early 2012, a new state law—followed by a court decision—
eliminated all redevelopment agencies statewide, including the Culver 
City Redevelopment Agency.37 However, the obligations created by 
redevelopment agencies still exist as they dissolve their operations. 
California Governor Jerry Brown was the "rst to propose eliminating 
redevelopment agencies to help solve the state’s budget crisis and 
stated that the court’s approval of the law, “guarantees more than a 
billion dollars of ongoing funding for schools and public safety.”38  

Zev Yaroslavsky, as Chairman of the Los Angeles County Board of 
Supervisors, said that over the years redevelopment agencies had 
“evolved into a honey pot that was tapped to underwrite billions of 
dollars worth of commercial and other for-pro"t projects... [which]...
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had nothing to do with reversing blight, but everything to do with 
subsidizing private real estate ventures that otherwise made no 
economic sense.”39  Dan Walters, a Sacramento columnist, put it even 
more bluntly, “Redevelopment agencies had transmogri"ed from tools 
to clean up urban blight and improve housing into vehicles for crony 

, hotels, auto malls, 
etc., ” (emphasis added)40  After 
spending $1.2 billion on redeveloping its Los Angeles properties over 
the last "ve years,41 West"eld clearly has political pull. 

While California recently eliminated redevelopment agencies, West"eld 
pressured the city of Los Angeles to directly provide a similar form 
of tax subsidy to its current development project in Woodland Hills, 
between the West"eld Topanga and Promenade malls.42 West"eld may 
have been one of the largest bene"ciaries of tax breaks created by 
redevelopment agencies throughout the state.

Case Study: West!eld’s Impact on Los 
Angeles Schools
There are other school districts in the Los Angeles area, but the Los 
Angeles Uni"ed School District (LAUSD), with over 664,000 K-12 
students, is by far the largest.43  The LAUSD is the largest school district 
in California and the second largest in the nation.44 A recent national 
survey ranked California 47th of the 50 states in adjusted per pupil 
funding.45 Adjusted per pupil expenditures were $8,667, compared 
to a national average of $11,665.46 However, conditions in the LAUSD 
are even more troubling than statewide. The district faces additional 
challenges as 25% of students are learning English as a Second 
Language and 76% of students qualify for special funding under federal 
poverty guidelines.47
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“In LA, all schools are 
underfunded. My son’s 
school doesn’t even have 
enough money for campus 
aides to ensure that students 
are safe. If companies like 
West!eld were paying their 
fair share of taxes, our 
school funding problem 
wouldn't be nearly as bad.”

— Maria Mijares
mother of a student at  

Maya Angelou Community  
High School in South LA



The LAUSD has faced budget cuts every year for the last "ve years.48  
This past school year (2012-13), all LAUSD employees agreed to take ten 
furlough days.49  However, nearly 5,000 district employees still lost their 
jobs.50 This is on the back of 8,000 jobs last in the prior four years.51   

California has the worst student/teacher ratio of any state.52 The state 
average in 2010 was 23.6 students per teacher in public K-12 schools.53 
The U.S. average was 15.6 students per teacher.54  The LAUSD Board 
approved sta$ng ratios for ‘normal’ schools in the current school year 
are 29.5 students per teacher for Kindergarten, 32 for grades 1-3 and 
students per teacher for grades 4-6.55

West"eld has four shopping malls geographically located inside the 
LAUSD.56 If these malls were taxed at market rates, West"eld would pay 
an additional $10.2 million in taxes, much of which would go to support 
the District’s schools.57 This does not include the value of the 30-acre 
site that West"eld controls and has been approved to develop between 
the Topanga and Promenade Malls. 

School funding in California is both complex and problematic; yet 
generally speaking, at least 50% of local property tax revenues are used 
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3UHGRPLQDQWO\�/DWLQR��%ODFN��$VLDQ�	�2WKHU�1RQಣ$QJORರ�KDYH�DSSURYHG�WHDFKHU�
VWXGHQW�UDWLRV�RI������IRU�.�ϯ�ĂŶĚ�ϯϬ͘ϱ�ĨŽƌ�ŐƌĂĚĞƐ�ϰͲϲ͘

56� �ĞŶƚƵƌǇ��ŝƚǇ͕�dŽƉĂŶŐĂ͕�&ĂƐŚŝŽŶ�^ƋƵĂƌĞ�Θ�WƌŽŵĞŶĂĚĞ�ŵĂůůƐ͘
ϱϳ� dŚĞ�ĞƐƟŵĂƚĞĚ�ůŽƐƚ�ƚĂǆ�ƌĞǀĞŶƵĞ�ĨŽƌ�ƚŚĞ��ĞŶƚƵƌǇ��ŝƚǇ͕�dŽƉĂŶŐĂ�ĂŶĚ�&ĂƐŚŝŽŶ�^ƋƵĂƌĞ�;Ψϰ͘ϰ͕�

Ψϯ͘ϱ�Θ�ΨϮ͘ϭͿ�ĂƌĞ�ĚŝƐĐƵƐƐĞĚ�ĂďŽǀĞ͘�dŚĞ�ĞƐƟŵĂƚĞĚ�ůŽƐƚ�ƚĂǆ�ƌĞǀĞŶƵĞ�ŽŶ�ƚŚĞ�WƌŽŵĞŶĂĚĞ�DĂůů�
ŝƐ�ΨϬ͘ϭ�ŵŝůůŝŽŶ͘�dŚĞ�ƚŽƚĂů�ŽŶ�ƚŚĞ�ϰ�ƉƌŽƉĞƌƟĞƐ�ŝƐ�ΨϭϬ͘ϭϲϱϭ�ŵŝůůŝŽŶ͘



to support public schools.58 If West"eld paid taxes on the full reported 
value of these four properties, the LAUSD would have an estimated $5.1 
million, which could have prevented layo#s or been used to pay the 

.59

Statewide, just half of the tax revenues market-rate taxation would yield 
from West"eld ($20.6 million) could .60 

Shortchanging San Diego
West"eld owns seven landmark shopping malls in San Diego County. 
The combined assessed value of these properties is an estimated $1.5 
billion, and West"eld’s property tax bill was $17.5 million. This would 
make West"eld the largest (non-utility) property taxpayer in the 
County.61 However, the assessed values of West"eld’s properties are 
signi"cantly lower than reported shareholder values, despite recent 
massive property redevelopments. The combined shareholder value of 
these properties is $2.3 billion. If West"eld paid taxes on the full value of 
its San Diego County shopping malls it would generate an additional 

. Two examples are examined in 
greater detail below.

In 2008, West"eld spent $115 million to redevelop the Plaza Bonita 
Mall in Carlsbad.62 West"eld reports to its shareholders that the 

58� WƌŽƉĞƌƚǇ�ƚĂǆĞƐ�ĂƌĞ�ĐŽůůĞĐƚĞĚ�ďǇ�ƚŚĞ�ĐŽƵŶƚǇ�ĂŶĚ�ƚŚĞŶ�ƌĞĚŝƐƚƌŝďƵƚĞĚ�ďǇ�ƚŚĞ�ƐƚĂƚĞ�ĂŶĚ�
ƐƵƉƉůĞŵĞŶƚĞĚ�ǁŝƚŚ�ĂĚĚŝƟŽŶĂů�ƐƚĂƚĞ�ĂŝĚ͘��ĐĐŽƌĚŝŶŐ�ƚŽ�ƚŚĞ�͞&ŝƐĐĂů�zĞĂƌ�ϮϬϭϭͲϮϬϭϮ�ϭй�
WƌŽƉĞƌƚǇ�dĂǆ�ZĞǀĞŶƵĞ��ůůŽĐĂƟŽŶ�^ƵŵŵĂƌǇ͟�ĨƌŽŵ�ƚŚĞ�>ŽƐ��ŶŐĞůĞƐ��ŽƵŶƚǇ��ƵĚŝƚŽƌ�
�ŽŶƚƌŽůůĞƌ͕ �;ŚƩƉ͗ͬͬ ĂƵĚŝƚŽƌ͘ ůĂĐŽƵŶƚǇ͘ŐŽǀͬǁƉƐͬƉŽƌƚĂůͬĂĐͬ͊ƵƚͬƉͬĐϱͬϬϰͺ^�ϴ<ϴǆ>>DϵD^^ǌWǇϴǆ
�ǌϵ�WϬŽƐϯŚy�ǁD�ĚϯͲϯz�EϯǆϮ�Ŷ�ϬϴĨϱǁ�ǌ^ϬDũYϰD�Dϲ�ϴ::<ϴĨϰŝĨŐz'ŶƋsƵŐŶϲůϳŝ>':Ƶ^
Ŭ�ϯyϰĞͲďŵƉͲŐtϱ�Ğh�ϰdŝϱEY͊͊ ͬĚůϯͬĚϯͬ>ϮĚ:Y^�ǀhhƚϯY^ϵ�YŶ�ϯ>ǌ�ĨZd�ǁD�ĚWZůDǇZϬ&
dYǌ�:d�EYEǌŬǆDũ�ϰYǌh͍͊ͬϭĚŵǇΘƉĂŐĞсĚĞƉƚ͘ůĂĐ͘ĂĐ͘ŚŽŵĞ͘ƉƌŽƉĞƌƚǇƚĂǆ͘ƐƵŵŵĂƌŝĞƐ͘ĚĞƚĂŝů͘
ŚŝĚĚĞŶΘƵƌŝůĞсǁĐŵйϯĂƉĂƚŚйϯĂͬĂƵĚŝƚŽƌͲĐŽŶƚƌŽůůĞƌнĐŽŶƚĞŶƚͬĂƵĚŝƚŽƌͲĐŽŶƚƌŽůůĞƌнƐŝƚĞͬŚŽŵĞͬ
ƉƌŽƉнƚĂǆͬƌĞƉŽƌƚƐͲƐƵŵͬƉϮϬͲĨǇϭϭϭϮнƉƌŽƉнƚĂǆϮͿ�ϰϭ͘Ϭϯй�ŽĨ�ƚŚĞ�ŐĞŶĞƌĂů�ϭй�ƚĂǆ�ůĞǀǇ�ŐŽĞƐ�ƚŽ�
ƐĐŚŽŽů�ĚŝƐƚƌŝĐƚƐ͘�dŚĞ�ƐƉĞĐŝĮĐ�ůĞǀǇ�ĨŽƌ�ƐĐŚŽŽůƐ�ĐŽŵďŝŶĞĚ�ǁŝƚŚ�ƚŚĞ�ϰϭ͘Ϭϯй�ŽĨ�ƚŚĞ�ŐĞŶĞƌĂů�ůĞǀǇ�
ŝƐ�ϰϲй�ŽĨ�ƚŚĞ�ƚŽƚĂů�ƚĂǆ�ƌĂƚĞ͘��ĚĚŝƟŽŶĂů�ƚĂǆ�ƌĞǀĞŶƵĞ�ƚŚĂƚ�ŐŽĞƐ�ƚŽ�ƚŚĞ�ĐŝƚǇ�ĂŶĚ�ĐŽƵŶƚǇ�ĨƌŽŵ�
ƚŚĞ�ƉƌŽƉĞƌƚǇ�ƚĂǆ�ŵĂǇ�ĂůƐŽ�ďĞ�ƵƐĞĚ�ƚŽ�ƐƵƉƉŽƌƚ�ƚŚĞ�ƐĐŚŽŽůƐ͘

ϱϵ� �ĐĐŽƌĚŝŶŐ�ƚŽ�ƌĞĐĞŶƚ�ƐĂůĂƌǇ�ŝŶĨŽƌŵĂƟŽŶ͕�ƚŚĞ�ƐƚĂƌƟŶŐ�ƉĂǇ�ĨŽƌ�ƚĞĂĐŚĞƌƐ�ǁŝƚŚ�ƌĞŐƵůĂƌ�
ĐƌĞĚĞŶƟĂůƐ�ŝƐ�Ψϰϰ͕ϳϰϮ͕�ƚŚŝƐ�ĨĂĐƚŽƌƐ�ŝŶ�ƚŚĞ�ϰ�ĨƵƌůŽƵŐŚ�ĚĂǇƐ�ŝŶ�ƚŚĞ�ϮϬϭϭͲϭϮ�ƐĐŚŽŽů�ǇĞĂƌ͘ �
dŚĞ�ĐĂůĐƵůĂƟŽŶ�ŝƐ�ďĂƐĞĚ�ŽŶ�ƌŽƵŶĚŝŶŐ�ƵƉ�ƚŽ�Ă�ƐƚĂƌƟŶŐ�ƐĂůĂƌǇ�ŽĨ�Ψϰϱ͕ϬϬϬ͘�dŚĞƌĞ�ǁĞƌĞ�ϭϬ�
ĨƵƌůŽƵŐŚ�ĚĂǇƐ�ĨŽƌ�Ăůů�>͘�͘�h^��ĞŵƉůŽǇĞĞƐ�ŝŶ�ƚŚĞ�ϮϬϭϮͲϭϯ�ƐĐŚŽŽů�ǇĞĂƌ͘ �>ŽƐ��ŶŐĞůĞƐ�hŶŝĮĞĚ�
^ĐŚŽŽů��ŝƐƚƌŝĐƚ͕�ϮϬϭϭͲϮϬϭϮ�WƌĞƉĂƌĂƟŽŶ�^ĂůĂƌǇ�dĂďůĞ͕�dĞĂĐŚĞƌƐ�ǁŝƚŚ�ZĞŐƵůĂƌ��ƌĞĚĞŶƟĂůƐ�ďǇ�
�ŶŶƵĂů�WĂǇ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ƚĞĂĐŚŝŶůĂ͘ĐŽŵͬZĞƐĞĂƌĐŚͬĚŽĐƵŵĞŶƚƐͬƐĂůĂƌǇƚĂďůĞƐͬƩĂďůĞĂŶŶƵĂů͘ƉĚĨ 

ϲϬ� dŚŝƐ�ŝƐ�ďĂƐĞĚ�ŽŶ�ƚŚĞ�ƐĂŵĞ�ĮŐƵƌĞ�ĂƐ�ĂďŽǀĞ͕�Ψϰϱ͕ϬϬϬ�ĨŽƌ�Ă�ƐƚĂƌƟŶŐ�ƚĞĂĐŚĞƌ͘ �,ŽǁĞǀĞƌ͕ �
ďĞŐŝŶŶŝŶŐ�ƚĞĂĐŚĞƌ�ƐĂůĂƌŝĞƐ�ĂƌĞ�ŐĞŶĞƌĂůůǇ�ůŽǁĞƌ͘ �dŚĞ��ĂůŝĨŽƌŶŝĂ�ĂǀĞƌĂŐĞ�ŝƐ�Ψϰϭ͕ϭϴϭ͕�ŚƩƉ͗ͬͬ
ǁǁǁ͘ŶĞĂ͘ŽƌŐͬŚŽŵĞͬϯϴϰϲϱ͘Śƚŵ 

61� ^ĂŶ��ŝĞŐŽ��ŽƵŶƚǇ Ɛ͛�ůŝƐƚ�ŽĨ�ůĂƌŐĞƐƚ�ƚĂǆƉĂǇĞƌƐ�ƐŚŽǁƐ�ƚŚĂƚ�ĂŌĞƌ�ƚǁŽ�ƵƟůŝƚǇ�ĐŽŵƉĂŶŝĞƐ͕�
ƚŚĞ�/ƌǀŝŶĞ��ŽŵƉĂŶǇ�ƉĂŝĚ�Ψϭϳ�ŵŝůůŝŽŶ͕�ƚŚĞ�ĐŽŵďŝŶĞĚ�ƚĂǆ�ƉĂŝĚ�ďǇ�tĞƐƞŝĞůĚ Ɛ͛�^ĂŶ��ŝĞŐŽ�
ƉƌŽƉĞƌƟĞƐ�ĂƉƉĞĂƌƐ�ƚŽ�ďĞ�Ψϭϳ͘ ϱ�ŵŝůůŝŽŶ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ƐĚĐŽƵŶƚǇ͘ĐĂ͘ŐŽǀͬĂƵĚŝƚŽƌͬƚƌďϭϮϭϯͬ
ĚŽĐƐͬůĂƌŐĞƐƩĂǆƉĂǇĞƌƐ͘ƉĚĨ

ϲϮ� tĞƐƞŝĞůĚ�'ƌŽƵƉ�ƉƌĞƐƐ�ƌĞůĞĂƐĞ͕�͞tĞƐƞŝĞůĚ�^ŽƵƚŚĐĞŶƚĞƌ��ĞůĞďƌĂƚĞƐ��ŽŵƉůĞƟŽŶ�ŽĨ�
h^ΨϮϰϬ�DŝůůŝŽŶ�ZĞǀŝƚĂůŝǌĂƟŽŶ͕͟ �Ϯϱ�:ƵůǇ�ϮϬϬϴ͘�ŚƩƉ͗ͬͬ ĐŽƌƉŽƌĂƚĞ͘ǁĞƐƞŝĞůĚ͘ĐŽŵͬŶĞǁƐͺ
ĂŶŶŽƵŶĐĞŵĞŶƚƐͬǁĞƐƞŝĞůĚͲƐŽƵƚŚĐĞŶƚĞƌͲĐĞůĞďƌĂƚĞƐͲĐŽŵƉůĞƟŽŶͲŽĨͲƵƐͲϮϰϬͲŵŝůůŝŽŶͲ
ƌĞǀŝƚĂůŝǌĂƟŽŶͬ 



property is currently worth $366.9 million.63  However, the current 
assessed value is only $242.6 million or 66% of the reported value.64  
If this property were assessed at its full value it would bring in an 

.

Even more stunning is the example of UTC. In 2012, West"eld 
announced the completion of a “$180 million revitalization featuring  
the addition of a sophisticated new dining terrace, new shops, full 
service restaurants and new lifestyle and entertainment choices…  
The impressive renovation and expansion included transformation 
of the entire center site into a retail-resort inspired experience. …The 
entire look and feel of UTC has been updated and upgraded with new 
!ooring, "xtures, lighting and landscaping.”65  Despite the scope of this 
redevelopment, it appears that this redevelopment has not triggered 
a new property assessment. West"eld reports to its shareholders 
that the property is worth $524.4 million.66  The assessed value is 
only $261.7 million or 50% of the reported value.67  As a result of the 
redevelopment, West"eld raised the value of the property by $138.4 
million.68 If the UTC Mall were assessed at its full value it would bring in 

.

Shortchanging San Jose
West"eld owns two large shopping malls in Santa Clara County and 
is one of the largest taxpayers in the county.69  West"eld values these 
properties at $1.6 billion, but the assessed value is only $805 million. It 
appears that West"eld is only paying taxes on half the real value of its 
shopping malls. If West"eld paid taxes on the full value of its Santa Clara 

ϲϯ� tĞƐƞŝĞůĚ�'ƌŽƵƉ�^ƵƉƉůĞŵĞŶƚĂů�/ŶĨŽƌŵĂƟŽŶ͕�zĞĂƌ��ŶĚĞĚ�ϯϭ��ĞĐĞŵďĞƌ�ϮϬϭϮ͕�Ɖ͘ϭϳ͕ �
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64� dŚĞ�ƉƌŽƉĞƌƚǇ�ĂƉƉĞĂƌƐ�ƚŽ�ŝŶĐůƵĚĞ�ϭϭ�ƉĂƌĐĞůƐ͘�dŚĞƐĞ�ĂƌĞ�ϱϲϰͲϰϳϭͲ;ϬϮ͕�Ϭϱ͕�Ϭϳ͕ �Ϭϴ͕�Ϭϵ�Θ�ϭϬͿ�
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65� tĞƐƞŝĞůĚ�'ƌŽƵƉ�WƌĞƐƐ�ZĞůĞĂƐĞ͕�͞tĞƐƞŝĞůĚ�hd��KƉĞŶƐ�ΨϭϴϬ�ŵŝůůŝŽŶ�ZĞǀŝƚĂůŝǌĂƟŽŶ͕͟ �ϭϱ�
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ƐĞĂƌĐŚ͘ĂƐƉǆ
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ϲϵ� ϮϬϭϮͲϮϬϭϯ�ƐƐĞƐƐŽƌ Ɛ͛��ŶŶƵĂů�ZĞƉŽƌƚ͕�KĸĐĞ�ŽĨ�ƚŚĞ��ŽƵŶƚǇ��ƐƐĞƐƐŽƌ�;^ĂŶƚĂ��ůĂƌĂ��ŽƵŶƚǇͿ͕�
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shopping malls it would generate 
revenue. This would make West"eld the largest property taxpayer in 
Santa Clara County after the utility company Paci"c Gas & Electric.

West!eld’s Valley Fair Mall is assessed at $571 million dollars, but 
West"eld reports to shareholders that the full value of the property 
is $1,170 million.70  The assessed value is less than 49% of the value 
reported to shareholders. If the property were assessed at its full value it 
would . West"eld reports that 
the Valley Fair Mall “is one of the best-performing malls in the United 
States.”71  The property is currently under a massive redevelopment 
which “will include new fashion, leisure and luxury retailers as well as 
multiple entertainment and dining options, reinforcing West"eld Valley 
Fair’s position as one of the premier retail, entertainment and leisure 
destinations in Northern California.”72  West"eld previously spent $175 
million on a redevelopment of Valley Fair which was completed in 
2002.73  Redevelopments of this scale and the current redevelopment 
should allow for a reassessment of properties to re!ect their current 
market value.

The  is assessed at $234 million, but West"eld 
reports to shareholders that the full value of the property is $426 
million.74  The assessed value is only 55% of the value reported to 
shareholders. If the property were assessed at its full value it would 

. In late 2003, West"eld spent 
$141 million over 16 months to redevelop and expand the mall to more 
than a million square feet and added 2 new parking structures.75  This 
redevelopment should have raised the assessed value to near the value 
reported to West"eld’s shareholders. 
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Raising Revenue from California’s 
Corporate Property Owners
West"eld appears to be highly e#ective in property tax avoidance in 
California. West"eld’s impacts on local communities are substantial 
because of the number, large scale, prime locations and high values of 
West"eld’s properties. Due to the company’s successful branding and 
the potential for recouping large amounts of tax revenue, West"eld 
is an obvious target for communities to challenge property tax 
assessments and investigate any potential legal violations.

As a result of West"eld reporting vastly di#erent property values to 
local authorities and shareholders, the estimated tax revenue loss for 

. If the loss 
of revenue were to be calculated over several years, the total would be 
far greater. There is no reason that local or state authorities could not 
attempt to recover back taxes or ‘escape assessments’ that should have 
been paid over several years. 

In communities throughout the U.S., local authorities—especially 
school boards—recognize the problems with commercial property tax 
assessments. They are directly challenging property assessments and 
winning. Reforms of the property tax system are being proposed in 
states across the country to tackle abuse and fraud in the assessment of 
commercial properties.

In California, it is widely recognized that the property tax system, 
especially as it relates to corporate property owners, is widely abused, 
broken and in need of repair. With Prop 13, overall property tax 
revenues have been reduced and the tax burden has signi"cantly 
shifted away from commercial properties to single family homes.76 
Several e#orts have been made to change the system and more 
reforms will be forthcoming.

One minor e#ort to reform the broken system was successful and 
went into e#ect in 2010. A commentary from the National Real Estate 
Investor, a trade publication, stated that “property owners may not 
be aware of the tough penalties they could face if they fail to quickly 
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report changes in ownership.”77 Due to the change in law, changing the 
legal entity that holds the real property may also trigger reassessment, 
even if the property-owning entity remains the recorded owner of the 
property.78 In addition, property owners are now responsible for the 
timely reporting of legal entity changes and if they fail “are subject to 
signi"cant penalties on all of their California properties, even if only 
one property changed ownership as a result of a legal entity transfer.”79 
These changes in reporting and penalties in the revised law also apply 
to situations including “transfers of less than a controlling interest in a 
legal entity....”80

West"eld has been involved in many partial and full property sales 
and transfers. As an example, in 2012, West"eld sold a mall in West 
Covina and 90% interests in the Metreon in San Francisco, which it still 
manages, and the Solano Mall in Fair"eld.81 It is not yet known whether 
West"eld has ful"lled reporting requirement or may be subject to 
penalties on these or other transactions.

West!eld: Leader or Laggard?
This pattern of tax avoidance may drive short-term pro"ts for 
shareholders and property investors, but it has the devastating impact 
of depriving already underfunded schools and local communities of 
desperately needed revenues. While it may not be possible to reassess 
all of West"eld’s California properties to their full value, there is a major 
opportunity to re-examine current assessments and raise millions in 
additional tax revenue to support local schools and essential public 
services. 

Ultimately, Prop 13 needs to be reformed so that all corporate property 
owners pay their fair share. In the meantime:

Community groups, unions and local government entities should 
demand that county assessors investigate whether West"eld properties 
in their communities are accurately assessed and if there is an ability to 
reassess based on redevelopments and/or sales.

ϳϳ� ͞�ŽŵŵĞŶƚĂƌǇ͗�dĂǆ�>Ăǁ��ŚĂŶŐĞƐ�dŚƌĞĂƚĞŶ��ĂůŝĨŽƌŶŝĂ�WƌŽƉĞƌƚǇ͕͟ �EĂƟŽŶĂů�ZĞĂů��ƐƚĂƚĞ�
/ŶǀĞƐƚŽƌ͕ �&ĞďƌƵĂƌǇ�ϭ͕�ϮϬϭϭ͘�ŚƩƉ͗ͬͬ ŶƌĞŝŽŶůŝŶĞ͘ĐŽŵͬĐŝƚǇͲƌĞǀŝĞǁƐͬůŽƐͲĂŶŐĞůĞƐͬƚĂǆͺůĂǁͺ
ĐĂůŝĨŽƌŶŝĂͺϬϮϬϭͬ 

ϳϴ� ŝďŝĚ͘
ϳϵ� ŝďŝĚ͘
ϴϬ� ŝďŝĚ͘
81� �ŽůĞ��ĂƉŝƚĂů�ƉƌĞƐƐ�ƌĞůĞĂƐĞ͕�͞�ŽůĞ�ZĞĂů��ƐƚĂƚĞ�/ŶǀĞƐƚŵĞŶƚƐ��ĐƋƵŝƌĞƐ��ĂƐƚůĂŶĚ��ĞŶƚĞƌ�

ĨƌŽŵ�dŚĞ�tĞƐƞŝĞůĚ�'ƌŽƵƉ�ĨŽƌ�Ψϭϰϳ�DŝůůŝŽŶ͕͟ �DĂǇ�ϭϳ͕ �ϮϬϭϮ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ƉƌǁĞď͘ĐŽŵͬ
ƌĞůĞĂƐĞƐͬϮϬϭϮͬϱͬƉƌǁĞďϵϰϵϳϭϯϳ͘ Śƚŵ�͖��ůŽŽŵďĞƌŐ͕�͞tĞƐƞŝĞůĚ�^ĞůůƐ�ϳ�h͘^͘�DĂůůƐ�ƚŽ�
^ƚĂƌǁŽŽĚ�ĨŽƌ�Ψϭ��ŝůůŝŽŶ͕͟ ��Ɖƌŝů�ϭϴ͕�ϮϬϭϮ͘�ŚƩƉ͗ͬͬ ǁǁǁ͘ďůŽŽŵďĞƌŐ͘ĐŽŵͬŶĞǁƐͬϮϬϭϮͲϬϰͲϭϴͬ
ǁĞƐƞŝĞůĚͲƐĞůůƐͲϳͲƵͲƐͲŵĂůůƐͲƚŽͲƐƚĂƌǁŽŽĚͲĨŽƌͲϭͲďŝůůŝŽŶ͘Śƚŵů 



Local governments need to have more rigorous reviews of costs and 
bene"ts for any tax breaks for property development projects by large 
corporations.

The State Controller should investigate West"eld’s use of "nancing from 
Redevelopment Agencies across the state and explore opportunities to 
restore full property assessments.

The Board of Equalization should coordinate work among county 
assessors’ o$ces to make sure that West"eld and other large 
corporations pay their fair share and make sure all sales have been 
reported as required.

Community groups, unions and elected o$cials should demand that 
West"eld and its investment partners act responsibly and pay their fair 
share of property taxes to support local communities.

West"eld’s actions are increasing the tax burden on average people 
that don’t have the ability to create their own sets of rules. West"eld 
needs to change its practices and pay its fair share, unless it wants to 
be portrayed as engaging in corporate misconduct. West"eld has an 
opportunity to come clean, step forward and set a positive example for 
other corporate property owners in California.

This report is brought to you by the ReFund LA Coalition, including the Alliance of Californians for Community 
Empowerment (ACCE), AFT Local 1475 (Early Childhood Workers), AFT Local 1521 (LA Community College Faculty 
Guild), the California Federation of Teachers, California Partnership, Community Coalition, InnerCity Struggle, LA 
Voice, People Organized for Westside Renewal (POWER), Progressive Educators for Action, SEIU Local 721, Strategic 
Actions for a Just Economy (SAJE), UAW Local 4123 (Cal State University TAs) and United Voice.


