
The General Growth Properties Inc. 
(GGP) transaction was unprecedented 
in both its approach and its outcome, 
creating an enormous success for its 
creditors and shareholders through 
its two-stage restructuring.

Prior to its filing in April 2009, GGP 
was a publicly traded real estate 
investment trust whose core business 
was the ownership and operation of 
more than 200 regional shopping 
malls. In April 2007, GGP’s equity 
market capitalization reached a peak 
of approximately $20 billion. Then 
the credit crisis of 2008 arrived, 
crippling the company with the 
inability to refinance billions of dollars 
of indebtedness that matured amidst 
the troubling economic times.

The transaction team went to work 
beginning in November 2008, 
negotiating several short-term 
forbearance agreements that provided 
time to evaluate GGP’s restructuring 
alternatives. While the team attempted 
to reach an out-of-court solution, its 
efforts were impeded by structural 
aspects of GGP’s commercial 
mortgage-backed security debt as 
well as the volume of maturities. With 
no foreseeable way to renegotiate or 

refinance its maturing debts, GGP 
prepared to file for Chapter 11.

The team approached the restructuring 
with a unique two-stage strategy, 
involving, first, restructuring GGP’s 
$14.9 billion of property-level secured 
mortgage debt, then addressing the 
company’s $6.6 billion  of parent-level 
(TopCo) unsecured debt. This strategy 
was designed to create certainty around 
GGP’s cash flows by restructuring the 
debt of the individual properties, thus 
providing a foundation upon which 
to complete the TopCo restructuring.

In a series of plans of reorganization 
(PoR) confirmed by the bankruptcy 
court from December 2009 through 
May 2010, GGP consensually 
restructured a total of 103 mortgage 
loans with a principal balance of 
approximately $14.9 billion. The 
loans were extended an average 
of five years and no restructured 
loan would mature before 2014.

GGP then restructured the TopCo 
unsecured debt, raising $7.1 billion 
of capital to fund a PoR that provided 
full recovery to all holders of its 
TopCo unsecured debt, either in 
cash, reinstatement of claims or 
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through the issuance of new notes. 
Through this process, GGP was able 
to extend the maturity of a portion 
of its unsecured debt with only a 
modest increase in interest rate. 

As a result of the efforts of the 
transaction team, the market value 
of GGP’s publicly traded equity 
and debt securities increased 
by approximately $11 billion 
between filing and emergence.

In November 2010, a day prior to its 
emergence from chapter 11, GGP 
had an equity market capitalization 
of approximately $5.8 billion, up 
from $200 million at filing. Quite an 
accomplishment to go along with 
becoming the only company to have 
had its common equity re-listed 
on the New York Stock Exchange 
during its Chapter 11 proceeding.

As result of the efforts undertaken 
during the case, GGP consummated 
a PoR that resulted in 100 percent 
recovery for its creditors and its pre-
petition equity holders receiving 
a distribution of equity in both 
reorganized GGP and the Howard 
Hughes Corporation (formed with 
assets from GGP pursuant to its PoR).
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