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Cover photos

Hayward Business Park, a 1.1 million square foot multi-tenant industrial park located in Hayward, California (top left and bottom left).
Miami International Commerce Center (MICC), a 3.5 million square foot multi-tenant industrial park located in Miami, Florida (top right).
La Mirada Commerce Center, a 73,000 square foot multi-tenant industrial park located in La Mirada, California (bottom right).
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CUMULATIVE TOTAL RETURN

PS Business Parks, Inc., S&P 500 Index and NAREIT Equity Index
December 31, 2014 - December 31, 2019
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12/31/14 12/31/15 12/31/16 12/31/17 12/31/18 12/31/19

PS Business Parks, Inc. $ 100.00 $113.07 $155.02 $170.99 $184.50 $238.17

S&P 500 Index $ 100.00 $101.38 $113.51 $138.29 $132.23 $173.86

NAREIT Equity Index $ 100.00 $102.83 $111.70 $121.39 $116.48 $149.86

The graph set forth above compares the yearly change in the cumulative total shareholder return on the
Common Stock of the Company for the five-year period ended December 31, 2019 to the cumulative total
return of the Standard & Poor’s 500 Stock Index (“S&P 500 Index”) and the National Association of Real
Estate Investment Trusts Equity Index (“NAREIT Equity Index”) for the same period (total shareholder return
equals price appreciation plus dividends). The stock price performance graph assumes that the value of the
investment in the Company’s Common Stock and each Index was $100 on December 31, 2014 and that all
dividends were reinvested. The stock price performance shown in the graph is not necessarily indicative of
future price performance.



Dear Fellow Shareholders:

Once again, I am pleased to open this letter by reporting another outstanding year for PS
Business Parks (PSB). Yes, it remains a great time to be in the industrial real estate sector; and
in 2019, we saw success in almost all of our operating metrics, including Funds From
Operations (FFO), Funds Available for Distribution (FAD), Net Operating Income (NOI), and
re-leasing spreads. We also executed on several strategic initiatives involving asset recycling
and development, while our finance team further improved our fortress balance sheet. These
accomplishments, combined with the continued market momentum we are experiencing in our
exceptional infill locations, have positioned the Company for further value creation in 2020.

PS Business Parks’ Strategy

PS Business Parks has a simple strategy that has defined us since we went public in 1998.

We are an industrial focused real estate investment trust (REIT) that specializes in owning and
operating multi-tenant buildings located in multi-building parks. We own a total of 27.5 million
square feet and have over 5,000 customers, with an average size of approximately 5,000 square
feet. Our focus is on providing small- and medium-sized companies with a wide array of
simple, easy to use and functional space. The concentration of ownership within our parks and
markets allows us to meet the needs of our customers as their business needs change.

Through the years, we have refined the markets in which we operate. Today, we are
concentrated in submarkets with high barriers to entry in some of the most desired and premier
industrial markets in the United States. Currently, we operate 97 parks in six states and 12
markets. More than 80% of our square footage is in coastal markets, with over 60% located in
strong industrial sub-markets of Los Angeles, Orange County, the Bay Area, Seattle, and Miami.
Our properties and markets have proven to be those that are the “last to be hit and first to
recover” through multiple real estate cycles.

In addition to investing in well-located, quality assets, we also focus on hiring and retaining top
quality team members. Our property management and leasing functions are performed
in-house through a decentralized platform with offices in each of our markets, which, among
other benefits, allows our team to routinely interact with and respond to the needs of new and
renewing customers.

Our operating strategy is wrapped around a strong, conservative capital structure, which
prioritizes retained cash flow that we use to reinvest in our existing parks, acquire new parks,
and fund developments. While we have traditionally favored permanent forms of capital to
complement the long-term holding of our assets, we will strategically access the equity and
debt capital markets as appropriate in order to fund large acquisition opportunities. As of
December 31, 2019, we had a total enterprise value of $6.7 billion and pristine credit ratings,
including an A- corporate rating from Standard & Poor’s. With the strength of our balance sheet
and consistency of cash flow generation from our existing portfolio, the Company is in position
for major growth.
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Total Shareholder Returns

Successful execution and adherence to our disciplined strategy have resulted in long-term value
creation for our shareholders, as shareholder returns have outpaced both the NAREIT Equity
Index and S&P 500 Index on a consistent basis over our more than 20 years as a public REIT.
The chart below shows our total shareholder return relative to the NAREIT Equity Index and
S&P 500 Index for each of the one-year, five-year, 10-year, 15-year, and 20-year periods ending
December 31, 2019.
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Core Funds from Operations and Funds Available for Distribution

Core Funds From Operations (Core FFO) and FAD are two metrics that we pay particular
attention to as these are key industry metrics that measure the operating performance of the
Company. Core FFO generally represents net income plus depreciation and preferred
redemption charges less gain on sale. FAD represents Core FFO less recurring capital
expenditures. In 2019, we continued a long pattern of annual growth for both Core FFO and
FAD, which increased 5.0% and 6.9%, respectively.

2



The graph below shows our trends in Core FFO and FAD over the last five years.
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Retained Cash Flow

Our ability to retain significant cash flow is a key feature of our capitalization strategy as we
utilize retained cash flow to invest in property acquisitions and to fund certain development
and redevelopment initiatives. In 2019, we produced FAD of $194.9 million and we only
distributed $146.9 million, enabling us to retain $48.0 million in free cash. Our free cash flow
has ranged between $40 million and $60 million over the last five years.

Key 2019 Highlights and Review

Last year marked the eighth consecutive year that we reported positive Same Park NOI growth,
a result of being located in strong markets and executing the PSB strategy. In 2019, we
reported Same Park Cash NOI growth of 5.5%, and our team was busy as they completed
nearly 2,000 transactions during the year and achieved cash re-leasing growth of 8.3% on
7.4 million square feet of leases executed. We are at record rental rates in all of our industrial
markets, and rents continue to climb. We remain encouraged that there have been no signs of
deceleration in each of our markets. All of our markets are experiencing job growth and low
unemployment, and confidence remains high among our customer base. We experienced
positive NOI growth in each of our markets in 2019, with standout performances by Northern
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California, Seattle, Dallas, and Suburban Maryland. The chart below illustrates our Same Park
Cash NOI growth in 2019 by market.
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Recurring Capital Expenditures

As mentioned earlier, we strive to maximize cash flow, but we do this in a balanced manner
while also maintaining our assets, desired occupancy levels, and providing for the needs of
customers. We have been successful in minimizing capital expenditures by focusing on simple
tenant improvements that can service a multitude of business types. Typically, we position our
industrial units to have between 5-10% office buildout, and for flex users we typically aim to
keep the office buildout to less than 40% of leaseable square feet. We have found that keeping
tight control on the percentage of office buildout of our suites maximizes the pool of potential
customers while also minimizing the level of ongoing capital required to achieve our leasing
volume and NOI growth objectives. In 2019, transaction costs, including tenant improvement
costs and lease commissions, totaled $3.73 per square foot, consistent with the $3.68 per square
foot we reported in 2018. We also monitor recurring capital expenditures (transaction costs plus
recurring capital improvements) as a percentage of NOI, which in 2019 was 12.3%.
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The chart below illustrates our Same Park recurring capital as a percentage of NOI.
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Investment and Development Activity

Over the last two years, we have continued to refine and strengthen our core portfolio both in
terms of markets and product. We began to reduce our office holdings in 2014 when we exited
the Portland, Oregon, market. In 2018, we sold three more office parks in Orange County,
California, and exchanged the proceeds to increase our industrial presence in Northern Virginia
with the purchase of a 1.1 million square foot Northern Virginia Industrial Park.

In 2019, we continued with our initiative of selling office parks that we do not intend to
redevelop, and our team successfully completed the sale of the three office/flex parks in
Montgomery County, Maryland, totaling 1.4 million square feet, for a combined gross sales
price of $178.8 million. This sale was completed in two separate transactions, with the second
transaction closing just subsequent to year-end in January 2020. We were able to exchange
most of the proceeds generated from these sales into the purchase of industrial parks in
Los Angeles and a flex park in Santa Clara, California. These acquisitions totaled $148.5 million,
and all four of the acquired parks are adjacent to or near existing PSB properties with below
market in-place rents and little capital required for repositioning.

As I mentioned earlier in this letter, we are at record rental rates in all of our industrial markets.
Despite the growing supply of large tenant industrial, we still see almost no new competitive
supply of shallow-bay, multi-tenant buildings. This lack of new supply has led in part to our
decision to commence construction of an 83,000 square foot industrial building on vacant land
at our Freeport Industrial Park, which is adjacent to Dallas/Fort Worth International airport in
Dallas, Texas. The building will be class A industrial with LEED Silver certification and will
include eight suites. Additionally, we are pursuing a similar development at our 212 Business
Park in Seattle, Washington. Similar to our project in Dallas, this too will be constructed on
excess land and will be LEED Silver certified. As of the date of this letter, we are finalizing
plans and expect this development project to commence in late 2020.
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In 2019, we were successful with re-zoning The Mile in Tysons, Virginia. The balance of the
redevelopment at The Mile will transform this 1980’s vintage office park of 751,000 square feet
into a new neighborhood totaling nearly 3.1 million square feet of mixed-use product, of which
92% can be residential. We began this neighborhood redevelopment process with the
construction of our only existing multifamily property, Highgate at The Mile. Highgate opened
in 2017 and is a class A, 395-unit multifamily building sitting on approximately five acres. It is
located across the street from the headquarters of Hilton Worldwide and Freddie Mac, in one of
the highest income communities in the nation with an excellent school system. Throughout
2019, Highgate maintained occupancy around 95% while average effective rents grew 5.7% and
NOI grew to $5.9 million.

As a result of obtaining these new zoning rights and given Highgate’s success, we are
proceeding with the second phase of development, Brentford at The Mile, which will be a
411-unit, class A luxury apartment complex. Brentford will be built on land that is currently
non-income producing, and construction will begin in the first half of 2020 with planned
delivery of units beginning in the first quarter of 2022.

Tysons is one of the main economic engines of Fairfax County; and if it were its own
employment center, it would be the twelfth largest in the United States with approximately
240,000 workers, most of whom are professionals. It is served by four Metro stations that
opened in 2014; and from The Mile, there is direct access to the Beltway, the main freeway
artery that circles Washington, D.C. The product we are developing fits an underserved part of
the market, as we are offering a mid-rise building with modern and upscale amenities that will
attract multiple generations of occupants. The Mile is an example of where it makes sense to
redevelop low-density product located in a prime in-fill location into a higher and better use in
order to drive long-term growth and create value for you, our shareholders. We have a few
other properties where this may be possible.

Financial Strength

We ended 2019 with a capital structure that is the strongest in our history. During the year, we
successfully refinanced our Series U and Series V preferred stock through the new issuance of
our Series Z preferred stock, reducing our total outstanding preferred stock by a net
$15.0 million to $944.8 million and also reducing our blended coupon rate from 5.4% to 5.1%.
We utilized a portion of our $250.0 million revolving credit facility for a period of time in 2019,
but ended the year with zero debt outstanding and $62.8 million of unrestricted cash on our
balance sheet. As we have stated previously, we believe that our liquidity and the strength of
our balance sheet in general provide us with a strategic advantage in that we can move swiftly
when accretive acquisition opportunities are identified. Although we had no debt on our
balance sheet as of December 31, 2019, we will strategically access both the equity and debt
capital markets as appropriate in order to fund our future capital needs. The chart below
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highlights two key debt metrics, fixed charge coverage ratio and debt and preferred equity to
earnings before interest, taxes, depreciation, and amortization (EBITDA), over the past five
years.
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Between January 1, 2019 and December 31, 2019, we made dividend distributions of $4.20 per
common share, and our share price increased by $33.87 per common share, resulting in a total
shareholder return of 29.1%. Our Board of Directors continues to set our dividend policy based
on the requirements to maintain our REIT status in an effort to maximize retained cash flow. At
our current quarterly distribution rate of $1.05 per common share, our expected dividend yield
in 2020 is 2.5% based on the December 31, 2019 closing share price of $164.87.

Leadership Team

PSB has a stable and seasoned management team with an average tenure of over 15 years. The
team is adept at creating value. We have a culture that requires integrity and recognizes
individual performance while emphasizing collaborative teamwork. Our team thrives in its high
volume environment. We foster an owner’s mentality throughout our professional ranks by
granting equity in the form of restricted stock units that typically vest over five years. As a
result of this practice, 70% of our exempt employees are shareholders. As ever, I am proud and
grateful to our entire team of 155 employees for their accomplishments in 2019. John Petersen,
Jeff Hedges, Trenton Groves and I have formed a true partnership at the senior executive level
and we look forward to continued success and growth.
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Summary

Our management team produced excellent results for shareholders, and we strengthened our
financial position in 2019. We will continue to maximize returns by optimizing our portfolio
through operations, acquisitions, and development. We remain committed to each of our
current markets. We will continue to look within these markets to identify accretive industrial
park acquisition opportunities and small scale strategic asset recycling.

As I said at the opening of this letter, 2019 was another great year at PS Business Parks.
Externally, the markets in which we operate remained strong. Our strategy of focusing on
small- and medium-sized users in multi-tenant buildings in multi-building parks combined with
our concentration of product within strong markets has enabled our teams to respond to the
needs of our customers as they expand. The Company’s financial structure has always been
strong and gives us the opportunity to expand the enterprise and maximize long-term value
creation. We enter 2020 with optimism as the economy and our customer base are robust. Our
teams are poised and ready to execute on opportunities that lead to excellent shareholder
returns. Most importantly, we remain committed to our strategy that has proven itself with our
long pattern of success.

Thank you for your continued trust in our abilities and your investment in PSB.

Maria R. Hawthorne
President and Chief Executive Officer
March 1, 2020
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Supplemental Non-GAAP Disclosures (unaudited)

Funds from Operations (FFO), Core FFO, and Funds Available for Distribution (FAD)

The table below reconciles from net income to FFO to Core FFO to FAD (in thousands).

For The Years Ended December 31,

2015 2016 2017 2018 2019

Net income allocable to common shareholders $ 68,291 $ 62,872 $ 90,425 $ 172,899 $108,703
Adjustments

Gain on sale of land, real estate facilities and
development rights (28,235) — (7,574) (93,484) (16,644)

Depreciation and amortization expense 105,394 99,486 94,270 99,242 104,249
Depreciation from unconsolidated joint

venture — — 1,180 — —
Net income allocated to noncontrolling

interests 18,495 16,955 24,279 45,199 29,006
Net income allocated to restricted stock unit

holders 299 569 761 1,923 910
FFO allocated to joint venture partner — — — (13) (149)

FFO allocable to diluted common shares and
units (1) 164,244 179,882 203,341 225,766 226,075

Adjustments
Preferred redemption allocation 2,487 7,312 10,978 — 11,007
Other nonrecurring income or expense items — 1,818 (414) — —

Core FFO allocable to diluted common shares
and units (1) 166,731 189,012 213,905 225,766 237,082

Adjustments
Recurring capital expenditures (39,846) (30,952) (45,840) (37,487) (36,871)
Straight-line rent (3,065) (1,746) (2,311) (3,061) (2,858)
Stock compensation expense 9,245 8,894 5,191 4,174 4,956
Cash paid for taxes in lieu of shares upon

vesting of restricted stock units (767) (1,940) (3,865) (4,981) (6,350)
In-place lease adjustment (1,251) (520) (18) 57 (50)
Tenant improvement reimbursements, net of

lease incentives (1,861) (1,667) (2,182) (2,226) (1,028)
Capitalized interest (1,159) (885) (506) — —
Acquisition transaction costs — (328) — — —
Lease buyout payment — 528 — — —

FAD allocable to diluted common shares and
units (1) $ 128,027 $ 160,396 $ 164,374 $ 182,242 $194,881

(1) FFO, Core FFO, and FAD are non-GAAP financial measures that assist investors in analyzing and comparing the operating and
financial performance of a company’s real estate between periods. Refer to Item 7. Management’s Discussion and Analysis of
Financial Condition and Results of Operations under Funds from Operations, Core Funds from Operations, and Funds
Available for Distribution included in our Annual Report on Form 10-K for the definition and reconciliation of FFO, Core FFO,
and FAD.



Supplemental Non-GAAP Disclosures (unaudited) (continued)

Ratio of Debt and Preferred Equity to Earnings Before Interest,
Taxes, Depreciation, and Amortization (EBITDA)
The table below reflects the ratio of debt and preferred equity to EBITDA and reconciles net income to
EBITDA (in thousands).

For The Years Ended December 31,

2015 2016 2017 2018 2019

Mortgage note payable $ 250,000 $ — $ — $ — $ —
Preferred stock 920,000 1,109,750 1,089,750 959,750 944,750

Combined mortgage note payable
and preferred stock $ 1,170,000 $ 1,109,750 $ 1,089,750 $ 959,750 $ 944,750

Net Income $ 148,970 $ 144,984 $ 179,316 $ 271,901 $ 203,972
Adjustments

Depreciation and amortization 105,394 99,486 94,270 99,242 104,249
Depreciation from

unconsolidated joint venture — — 1,180 — —
Interest expense 13,270 5,568 1,179 555 611
Interest income (631) (463) (356) (489) (1,885)
Gain on sale of land and real

estate facilities (28,235) — (1,209) (93,484) (16,644)
Gain on sale of development

rights — — (6,365) — —

EBITDA (1) $ 238,768 $ 249,575 $ 268,015 $ 277,725 $ 290,303

Ratio of debt and preferred equity
to EBITDA 4.9 4.4 4.1 3.5 3.3

(1) EBITDA is a non-GAAP financial measure that represents net income before interest, depreciation and amortization and
adjusted to exclude gains or losses from sales of depreciable real estate assets and impairment charges on real estate assets.
Management believes that EBITDA is frequently used by analysts and investors in evaluating the operating performance of our
business activities, including the impact of general and administrative expenses, and without the impact from gains or losses
from sales of depreciable real estate assets.



Supplemental Non-GAAP Disclosures (unaudited) (continued)

Ratio of FFO to Combined Fixed Charges and Preferred Distributions
The table below reflects the ratio of FFO to combined fixed charges and preferred distributions (in
thousands).

For The Years Ended December 31,

2015 2016 2017 2018 2019

FFO allocable to diluted common
shares and units $ 164,244 $ 179,882 $ 203,341 $ 225,766 $ 226,075

Interest expense 13,270 5,568 1,179 555 611
Allocation to preferred shareholders

based upon
Distributions 59,398 57,276 52,873 51,880 54,346
Redemptions 2,487 7,312 10,978 — 11,007

FFO available to cover fixed charges $ 239,399 $ 250,038 $ 268,371 $ 278,201 $ 292,039

Fixed charges (1) 14,428 6,452 1,685 555 611
Distribution to preferred shareholders 59,398 57,276 52,873 51,880 54,346

Combined fixed charges and
preferred distributions $ 73,826 $ 63,728 $ 54,558 $ 52,435 $ 54,957

Ratio of available FFO to combined
fixed charges and preferred
distributions paid 3.2 3.9 4.9 5.3 5.3

(1) Fixed charges include interest expense and capitalized interest.
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BUSINESS

History of the Company:



Acquisition of Real Estate Facilities:



Development of Multifamily Real Estate:

 
Sales of Real Estate Facilities:



 



Concentration in favorable markets

 
Standard build outs and finishes

Large, Diverse Parks

Smaller tenants and diverse tenant base with shorter-term leases:

Decentralized operating strategy

 
 
Superior Service to Customers: 

Acquire facilities in targeted markets at prudent price levels: 

Redevelop existing real estate facilities



Overview of financing strategy and sources of capital

Retained Operating Cash Flow: 

Preferred Equity: 

Medium or long-term debt: 

Common equity: 

Tax advantaged equity

Credit Facility



RISK FACTORS

•

•

•

•



•

•

•

•

•

•

•

•

•

•

•

•

There is significant competition among commercial property operators: 

We may encounter significant delays and expense in re-letting vacant space, or we may not be able to re-let space 
at existing rates, in each case resulting in losses of income: 

Tenant defaults and bankruptcies may reduce our cash flow and distributions: 

Natural disasters or terrorist attacks could cause damage to our facilities that is not covered by insurance, and 
could increase costs, reduce revenues, and otherwise impair our operating results: 



Consequences of climate change, including severe weather events, and the steps taken to prevent climate change, 
could result in increased capital expenditures, expenses, and reduced revenues:

The illiquidity of our real estate investments may prevent us from adjusting our portfolio to respond to market 
changes: 

We may be adversely affected by changes in laws: 

 
We may incur significant environmental remediation costs: 



Operating costs, including property taxes, could increase: 

We have exposure to increased property tax in California:

We must comply with the Americans with Disabilities Act, fire and safety regulations and zoning requirements, 
which can require significant expenditures: 

We incur liability from customer and employment-related claims: 

 
Our development of real estate can subject us to certain risks: 



Commercial credit markets:

Capital markets

Asset valuations:

Potential negative impacts upon demand for our space and customers’ ability to pay

Due diligence could be insufficient: 

We could fail to successfully integrate acquired properties into our platform

We compete with other real estate operators for facilities

 
Acquired properties are subject to property tax reappraisals, which occur following the acquisition and can be 

difficult to estimate: 



 
Our articles generally prohibit any person from owning more than 7% of our shares: 

 
Our Board can set the terms of certain securities without shareholder approval: 



The partnership agreement of our OP restricts our ability to enter into mergers: 



•

•

•



UNRESOLVED STAFF COMMENTS

PROPERTIES

(in thousands, except number of 
business parks)



LEGAL PROCEEDINGS

MINE SAFETY DISCLOSURES

MARKET FOR REGISTRANT’S COMMON EQUITY, RELATED STOCKHOLDER MATTERS AND
ISSUER PURCHASES OF EQUITY SECURITIES



 





MANAGEMENT’S DISCUSSION AND ANALYSIS OF FINANCIAL CONDITION AND RESULTS
OF OPERATIONS

Critical Accounting Policies and Estimates:

Income Tax Expense:

Accounting for Acquired Real Estate Facilities:

Accounting for Customer Receivable Balances, including Deferred Rent Receivable Balances:

Impairment of Long-Lived Assets:

Accrual for Uncertain and Contingent Liabilities:



Existing Real Estate Facilities:

 
Acquisitions of Real Estate Facilities:

Development or Redevelopment of Real Estate Facilities:



Sales of Real Estate Facilities

Impact of Inflation: 

Regional Concentration: 



 
Industry and C  Concentrations:

(in thousands)

 
Customer credit risk: 

 



Results of Operations

 

 



(in thousands)



Same Park Facilities 
 

(in thousands, except per square foot data)



Analysis of Same Park Rental Income 

(dollars and square feet in thousands)

Analysis of Same Park Adjusted Cost of Operations 



(in 
thousands, except per square foot data)



(in thousands, except per square foot data)

Geographic Data on Same Park
   
Rental income 

Adjusted cost of operations 

Net operating income 

Weighted average square foot occupancy 

Revenue per occupied square foot 

RevPAF 





(square feet in thousands)

Non-Same Park facilities: (in 
thousands): 

Multifamily:



Assets sold or held for sale:

Depreciation and Amortization Expense:

General and Administrative Expense:

Equity loss from investment in and advances to unconsolidated joint venture:

Gain on sale of real estate facilities and gain on sale of development rights



Capital Raising Strategy:

 
Short-term Liquidity and Capital Resource Analysis:

Required Debt Repayment

Capital Expenditures:



(in thousands)

Redemption of Preferred Stock: 

Acquisitions of real estate facilities: 



 
Sale of real estate: 

Development of real estate facilities:

 
 
Repurchase of Common Stock:

Requirement to Pay Distributions: 



(amounts in thousands, except per share data)

Off-Balance Sheet Arrangements: 

 
Contractual Obligations: 



(in thousands)

QUANTITATIVE AND QUALITATIVE DISCLOSURES ABOUT MARKET RISK

FINANCIAL STATEMENTS AND SUPPLEMENTARY DATA

CHANGES IN AND DISAGREEMENTS WITH ACCOUNTANTS ON ACCOUNTING AND
FINANCIAL DISCLOSURE

CONTROLS AND PROCEDURES



 Internal 
Control-Integrated Framework 





OTHER INFORMATION

DIRECTORS, EXECUTIVE OFFICERS AND CORPORATE GOVERNANCE



EXECUTIVE COMPENSATION

SECURITY OWNERSHIP OF CERTAIN BENEFICIAL OWNERS AND MANAGEMENT AND 
RELATED STOCKHOLDER MATTERS

CERTAIN RELATIONSHIPS AND RELATED TRANSACTIONS, AND DIRECTOR 
INDEPENDENCE

PRINCIPAL ACCOUNTANT FEES AND SERVICES



 EXHIBITS AND FINANCIAL STATEMENT SCHEDULES 
 

 FORM 10-K SUMMARY





Purchase price accounting  

Description of the Matter



 

How We Addressed the 
Matter in Our Audit 



 EXHIBITS AND FINANCIAL STATEMENT SCHEDULES (Item 15(a)(1) and Item 15(a)(2)) 











Organization

 
Description of business 

Basis of presentation

Consolidation and equity method of accounting 



Noncontrolling interests

Use of estimates 

Financial instruments 

• Level 1

• Level 2

• Level 3

(in thousands)



Real estate facilities

Property held for sale or development

Intangible assets/liabilities

Evaluation of asset impairment

  



Asset impairment due to casualty loss

Stock compensation 

Accrued and other liabilities 
 

Other assets 

Revenue recognition

Sales of real estate facilities



 
General and administrative expense

Income taxes 

 
Accounting for preferred equity issuance costs

Net income per common share 

in thousands



Segment reporting

 
Reclassifications 

 
Recently issued accounting standards 
 

Leases

Revenue from Contracts with 



Customers 



(in thousands)



(in 
thousands)

(in thousands)



 

(in thousands)



PS OP Interests 



JV Partner 



Preferred stock



Common stock and units

Equity stock 
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CORPORATE DATA

Corporate Headquarters

701 Western Avenue
Glendale, California 91201-2349
(818) 244-8080 Telephone
(818) 242-0566 Facsimile

Website

psbusinessparks.com

Board of Directors

RONALD L. HAVNER, JR. (1998)
Chairman of the Board
Chairman of the Board and Retired
Chief Executive Officer
Public Storage

MARIA R. HAWTHORNE (2016)
President and Chief Executive Officer

JENNIFER HOLDEN DUNBAR (2009)
Co-Founder and Managing Director
Dunbar Partners, LLC

JAMES H. KROPP (1998)
Chief Investment Officer
SLKW Investments LLC and
Retired Chief Financial Officer
Microproperties LLC

KRISTY M. PIPES (2019)
Retired Managing Director and
Chief Financial Officer
Deloitte Consulting

GARY E. PRUITT (2012)
Retired Chairman and Chief Executive Officer
Univar N.V.

ROBERT S. ROLLO (2013)
Retired Senior Partner
Heidrick and Struggles

JOSEPH D. RUSSELL, JR. (2003)
President and Chief Executive Officer
Public Storage

PETER SCHULTZ (2012)
Retired President, Chief Executive Officer
and Director
The Beacon Group, Inc.

STEPHEN W. WILSON (2019)
Retired Executive Vice President–Development
AvalonBay Communities, Inc.

( ) = Year director was elected to the Board

Stock Listing

PS Business Parks, Inc. is traded on the New
York Stock Exchange under the symbol “PSB.”

Executive Officers

MARIA R. HAWTHORNE
President and Chief Executive Officer

JOHN W. PETERSEN
Executive Vice President and Chief
Operating Officer

JEFFREY D. HEDGES
Executive Vice President and Chief
Financial Officer

TRENTON A. GROVES
Senior Vice President and Chief
Accounting Officer

Divisional Vice Presidents

CHRISTOPHER M. AUTH
Divisional Vice President, Northern
Virginia and Maryland

COBY A. HOLLEY
Vice President, Real Estate

STUART H. HUTCHISON
Divisional Vice President, Southern
California and Seattle

RICHARD E. SCOTT
Divisional Vice President, Northern
California

EUGENE UHLMAN
Vice President, Construction
Management

DAVID A. VICARS
Divisional Vice President, Texas

Independent Registered
Public Accounting Firm

Ernst & Young LLP
Los Angeles, CA

Certifications

The most recent certifications by our Chief
Executive Officer and Chief Financial Officer
pursuant to Sections 302 and 906 of the
Sarbanes-Oxley Act of 2002 are filed as
exhibits to our Form 10-K. Our Chief
Executive Officer’s most recent annual
certification to the New York Stock Exchange
was submitted on May 22, 2019.

Regional Vice Presidents

MARK D. ANTROBIUS
Regional Vice President, Southern
California and Seattle

RALPH D. ASHWORTH
Vice President, Property Operations
Controller

THOMAS M. DRISCOLL
Regional Vice President, Northern
Virginia and Maryland

RICHARD GUERTIN
Senior Regional Vice President,
Florida

AMY L. HERITAGE
Regional Vice President, Austin,
Texas

CRAIG B. MORROW
Regional Vice President, Southern
California and Seattle

JEFFREY C. PASCHAL
Regional Vice President, Texas

NGOC VU ROSSI
Regional Vice President, Northern
California

EDDIE F. RUIZ
Vice President, Director of Facilities

EDWARD ZAPTIN
Regional Vice President, Northern
Virginia and Maryland

Transfer Agent

American Stock Transfer & Trust
Company, LLC
6201 15th Avenue
Brooklyn, NY 11219
(800) 937-5449

Additional Information Sources

The Company’s website,
psbusinessparks.com, contains financial
information of interest to shareholders, brokers
and others.

PS Business Parks, Inc. is a member and
active supporter of the National Association
of Real Estate Investment Trusts.



PS BUSINESS PARKS, INC.
701 Western Avenue, Glendale, California 91201-2349

(818) 244-8080 • psbusinessparks.com
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