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 Number  Net Rentable 
  of Properties  Square Feet

Public Storage
Alabama 22 890,000
Arizona 44 2,816,000
California 421 28,357,000
Colorado 66 4,240,000
Connecticut 15 966,000
Delaware 5 324,000
Florida 274  18,353,000
Georgia 107 7,029,000
Hawaii 11 801,000
Illinois 126 7,952,000
Indiana 31 1,926,000
Kansas 21 1,268,000
Kentucky 7 330,000
Louisiana 11 777,000
Maryland 61 3,699,000
Massachusetts 25 1,691,000
Michigan 43 2,755,000
Minnesota 47 3,313,000
Mississippi 1 63,000
Missouri 38 2,236,000
Nebraska 1 46,000
Nevada 27 1,818,000
New Hampshire 2 132,000
New Jersey 57 3,630,000
New York 65 4,527,000
North Carolina 85 5,894,000
Ohio 31 1,922,000
Oklahoma 8 428,000
Oregon 39 2,040,000
Pennsylvania 29 1,993,000
Rhode Island 3 155,000
South Carolina 53 2,916,000

 Number  Net Rentable 
  of Properties  Square Feet

Public Storage (cont.)
Tennessee 27 1,528,000
Texas 270 18,182,000
Utah 7 440,000
Virginia 90 5,468,000
Washington 92 6,179,000
Wisconsin 15 968,000

  2,277 148,052,000

Shurgard Europe
Belgium 21 1,263,000
Denmark 10 572,000
France 55 2,879,000
Germany 16 889,000
Netherlands 61 3,110,000
Sweden 30 1,640,000
United Kingdom 24 1,259,000

  217 11,612,000

Self-storage totals 2,494 159,664,000

PS Business Parks, Inc.
California 47 11,233,000
Florida 3 3,866,000
Maryland 6 2,352,000
Texas 23 5,088,000
Virginia 17 4,040,000
Washington 3 1,390,000

  99 27,969,000

Grand Totals 2,593 187,663,000
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SELECTED FINANCIAL HIGHLIGHTS

     
Operating Revenue $ 2,381,696  $ 2,177,296  $ 1,964,942  $ 1,826,186  $ 1,718,818 
 
Operating Expenses:     
 Cost of operations     635,502   613,324   559,759   550,805   554,814
 Depreciation and amortization  426,008    437,114    387,402    357,781    357,969
 General and administrative  88,177  71,459  66,679  56,837  52,410
 Asset impairment charges  —   —   —   —   2,186

   1,149,687  1,121,897   1,013,840   965,423   967,379

Operating income    1,232,009  1,055,399  951,102  860,763  751,439
Interest and other income  16,544  17,638  33,979  33,293  43,708
Interest expense  (610)  (6,781)  (6,444)  (19,813)  (24,222)  
Equity in earnings of unconsolidated 
 real estate entities  50,937  88,267  57,579  45,586  58,704
Foreign currency exchange gain (loss)   306    (7,047)    17,082    8,876    (7,287)
Gain on real estate sales and debt retirement   18,503    2,479    4,233    1,456    10,801

Income from continuing operations   1,317,689   1,149,955   1,057,531   930,161   833,143
Discontinued operations   —   —   —   12,874    3,316

Net income   1,317,689   1,149,955   1,057,531   943,035   836,459
Net income allocated to noncontrolling  
 equity interests   (6,445)   (5,751)   (5,078)   (3,777)   (12,617)
Net income allocable to Public Storage
 shareholders $ 1,311,244 $ 1,144,204  $ 1,052,453  $ 939,258  $ 823,842
    

Per Common Share:    
Distributions  $ 6.50 $ 5.60 $ 5.15 $ 4.40 $ 3.65 
Net income - diluted $ 6.07  $ 5.25  $ 4.89  $ 3.90  $ 3.29 
Weighted average common shares - diluted  173,510   173,138   172,688   171,664   170,750
     
Balance Sheet Data:     
Total assets $ 9,778,232  $ 9,818,676  $ 9,876,266  $ 8,793,403  $ 8,932,562
Total debt $ 319,016 $ 64,364 $ 839,053  $ 468,828  $ 398,314
Total preferred equity $ 4,055,000  $ 4,325,000  $ 3,562,500  $ 2,837,500  $ 3,111,271
Public Storage shareholders’ equity $ 9,170,641  $ 9,480,796  $ 8,791,730  $ 8,093,756  $ 8,288,209
Permanent noncontrolling interests’ equity  $ 26,997 $ 26,375  $ 27,125  $ 29,108  $ 22,718

         
Cash Flow Information:     
Net cash provided by operating activities $ 1,732,601  $ 1,592,093  $ 1,430,339  $ 1,285,659  $ 1,203,452
Net cash used in investing activities $ (440,105)  $ (198,331)  $ (1,412,393)  $ (290,465)  $ (81,355)
Net cash used in financing activities $ (1,375,605)  $ (1,225,415)  $ (16,160)  $ (1,117,305) $ (1,438,546)

 For the year ended December 31,

 2015 2014  2013 2012   2011  

 (Amounts in thousands, except share and per share data)
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To the Shareholders of Public Storage:

(1)  See accompanying schedule “Supplemental Non-GAAP Disclosures.” 

Public Storage’s businesses generated improved operating results in 2015. Our management teams produced 
excellent results for shareholders and our competitive position and financial strength improved.  We are well 
positioned for 2016.

Here are the key figures for our businesses.  They are presented as if Public Storage owned 100% of each to better 
understand the business results.

 (Amounts in millions)

 Revenues1

     2015 2014 2013

 U.S. self-storage   $ 2,236  $ 2,050  $ 1,850 
 European self-storage    210    189    183 
 Commercial properties    388    393    374 
 Ancillary businesses    175    154    141 

      Total $ 3,009  $ 2,786  $ 2,548 
      
 
 Net Operating Income (NOI)1

     2015 2014 2013      
 U.S. self-storage   $ 1,649  $ 1,483  $ 1,326 
 European self-storage    121    109    105 
 Commercial properties     264    262    250 
 Ancillary businesses         121    108    102 

     Total  $ 2,155  $ 1,962  $ 1,783 

 Public Storage’s share  $ 1,936  $ 1,750  $ 1,579 

Overall, our combined revenues increased to $3.0 billion from $2.8 billion.  Most of this incremental  
revenue flowed to the bottom line resulting in a higher NOI of $193 million and free cash flow per 
share1 of $8.66, up 12% from $7.73 in 2014. 
    
Key 2015 Highlights

U.S. self-storage
 

  grew by 6.5% and 8.5%, respectively, compared with last year’s revenue and NOI growth of 5.5%  
  and 6.9%, respectively.
  

 
  three million net rentable square feet. We ended 2015 with 32 properties under development  
  with an estimated investment of $500 million.
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European self-storage
 

  and 5.5%, respectively, compared with last year’s revenue and NOI growth of 3.2% and 3.5%,  
  respectively. 

 
  properties in London, increasing its net square footage by 11% to 11.6 million.

Commercial properties

  respectively, compared with last year’s revenue and NOI growth of 3.2% and 3.0%, respectively.
  

Ancillary businesses
 

  execution.  Revenues and NOI from the tenant reinsurance segment were $110 million and  
  $84 million, respectively, up 16% and 15%, respectively, over last year.  This is exceptional  
  given the unusually large claims we paid due to flooding in Texas and South Carolina.

Financing and dividends
 

  of 2.175%.

 
  annualized rate of $6.80 per share.  

 

 
  of $2.40 per share.

 
  coupon of 6.7%.
 
As noted in previous letters, our goal is to grow free cash flow per share on a long-term, sustainable  
basis. I believe this is the best metric to calculate our intrinsic business value and is also key to measuring  

in 2014 and 2015 and the devaluation of the Euro from $1.33 to $1.11, free cash flow per share and 
consolidated NOI both increased about 10%, slightly above our long-term average.  Higher revenues and 
improved operating margins drove this improvement.

      
 Annual
 Amounts per share  growth rates

   2015  2010  2005 Five-year Ten-year

 Free cash flow   $ 8.66  $ 4.81  $ 3.51   12%   9%

 Dividends   $ 6.50  $ 3.05  $ 1.90   16% 13%

 Net income   $ 6.07  $ 2.35  $ 1.97   21% 12%

 Core funds from operations1   $ 8.90  $ 5.22  $ 3.69   11%   9%

(1)  See accompanying schedule “Supplemental Non-GAAP Disclosures.” 
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So how does Public Storage stack up against other S&P 500 companies?  Over the past ten years, S&P 500 
companies increased earnings per share on average 3.5% per year2 and dividends by 5.1% per year.3  

Dividends increased faster than earnings in part due to share repurchases, which were almost $4 trillion4  over 
this period.  Share repurchases have averaged around 3% of the S&P 500 companies’ market value each year 
so ten years of repurchases equates to over 20% of the index.

Over the past decade, Public Storage has deleveraged its balance sheet while earnings (core funds from  
operations) and dividends have grown at compounded rates of 9.2% and 13.1% per year, respectively.  Total 
return to Public Storage shareholders has been about 17% per year compared with 7% for the S&P 500 Index.  

 U.S. Self-Storage

Our U.S. self-storage business generated 94% of reported consolidated revenues and 85% of our net 
operating income.  With 2,300 properties, we are larger than our top three competitors combined.  We 
operate under the Public Storage brand, the most well-known and only “brand” in the industry.  While 

metropolitan centers where most of our properties are located.

Public Storage’s Market Share Estimates
by selected Metropolitan Statistical Areas (MSA)

         Next largest Annual
     Percentage of   competitor’s population growth
 MSA  2015 NOI Market share5 share 2010-2015

 Los Angeles  14.4% 21.0% 6.6% 1.1% 
 Miami  6.9% 24.7% 7.2% 1.2%
 New York   6.2% 10.9% 7.3% 1.0%
 San Francisco  5.9% 22.8% 5.2% 1.0%
 Washington DC  4.9% 21.0% 9.5% 1.6%
 Seattle  4.6% 18.8% 1.2% 1.3%
 Dallas-Ft.Worth  3.6% 12.2% 6.1% 1.5%
 Houston  3.6% 13.0% 6.7% 1.5%
      Atlanta  3.5% 15.6% 6.7% 1.3%
 San Jose  2.8% 28.1% 5.2% 1.4%
 Denver  2.3% 20.9% 7.2% 1.3%
 Minneapolis  1.8% 20.9% 0.4% 1.1%
 Charlotte  1.8% 18.0% 2.6% 1.4%
 Orlando  1.7% 21.9% 4.1% 1.4%
 Austin  1.3% 11.3% 6.0% 1.7%

We continue to invest in the larger, faster growing MSAs.  Our business requires people and activity, so 
MSAs with population inflows, greater density and better incomes generally have higher growth rates.  
Greater market share creates better product/brand awareness and improves our operating efficiencies.

(2) “S&P 500 Earnings by Year,” www.multpl.com/s-p-500-earnings/table
(3) “S&P 500 Dividend by Year,” www.multpl.com/s-p-500-dividend/table

(5) Public Storage’s wholly-owned properties as a percentage of total properties in the MSA using data sourced from Nielson
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When evaluating our U.S. self-storage operations, we bifurcate results into two groups–same stores and 
non-same stores.  Our same stores are properties we have owned and stabilized for over three years.  Our 
non-same stores consist of recently acquired, newly developed or redeveloped properties.  Our same 
stores reflect organic growth, while the non-same stores benefit from fill-up as the properties attain a 
stabilized level of occupancy and rental rates.  

As noted above, we had an excellent 2015.  Our field operations group, led by our experienced executives,  

our best NOI growth rates ever.

Same Store Properties
(Amounts in millions, except sq. ft. occupancy and revenue per available foot)

       2015  2014 2013

 Revenues    $ 1,973  $ 1,852  $ 1,756 
 Costs of operations     510    503    493 

 Net operating income   $ 1,463   $ 1,349  $ 1,263 

 Sq. ft. occupancy    94.5%  93.9%  93.3%
 Revenue per available foot (REVPAF)    $ 14.89  $ 13.95   $ 13.21 
 NOI growth rate   8.5%  6.9%  8.4%

Our operating results continue to benefit from an improving economy, a modest increase in new supply and 
solid execution, which led to record high occupancies, higher rates to new and existing customers and modest 
expense growth.  In 2016, we expect continued improvement in rates, nominal improvement in occupancy and 
a return to more normalized expense growth. We do expect an increase in the supply of newly built self-storage 
properties (our best guess is about 1,000 for 2016), which will eventually impact our pricing power. However, 
we have the best brand, dominant market share and an incredibly talented marketing and pricing team led by 
John Reyes and supported by Richard Craig, David Collins and John Kim. As I have often said, “The big dog 

Income from non-same stores has almost tripled in the last two years as we continue to acquire and develop  
additional properties and integrate them into our operating platform.

Non-Same Stores
(Amounts in millions, except sq. ft. occupancy and REVPAF)

       2015  2014 2013

 Revenues   $ 263  $ 198  $ 94 
 Costs of operations     77    64    31 
 Net operating income $ 186  $ 134  $ 63

 Sq. ft.     21.0    18.5    13.9 
 Sq. ft. occupancy  90.6%  87.9%  85.5%
 REVPAF  $ 12.91  $ 12.09   $ 12.15 
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This group of properties, to which more will be added in 2016, will generate above average growth for several 
years as the properties continue to stabilize. 

In summary, we continue to improve the value of each new customer.  In 2015, our customer acquisition  
costs (promotional discounts, marketing and phone center costs) were $110 million or $119 per new  
customer, as compared to our initial rental rate and fees of $151 per new customer.  In 2009, the last time our 
same store revenues declined, our costs were $156 per new customer compared with the initial rental rate and 
fees of $130 per new customer.  In addition, our customers are staying longer.  These two factors, combined 
with solid execution and cost controls, are responsible for the significant NOI growth.

European Self-Storage
Our European self-storage business operates under the “Shurgard” brand.  Like Public Storage, it is the leading  
owner and operator of self-storage in Western Europe.  Self-storage is a much smaller business in Western Europe  
with less than 2,000 properties, nearly half of which are in the United Kingdom.  Shurgard is a leading provider 
of self-storage in many markets where it operates.

Shurgard delivered excellent results in 2015.  Led by Marc Oursin, Shurgard’s CEO, the Company achieved its 
second consecutive year-over-year increase in same store occupancies and improved NOI. 

A breakdown of operating results on a constant exchange rate basis is as follows.

Net Operating Income
(Amounts in millions, except sq. ft. occupancy and REVPAF)

       2015  2014 2013

 Same store   $ 111  $ 105  $ 102 
 Acquired/developed properties    10    4    3 

      Total    $ 121  $ 109  $ 105 

 Public Storage’s share  $ 60  $ 53  $ 51 

 Total assets (before depreciation reserves) $ 1,632  $ 1,438  $ 1,354 
 Same store:     
 Sq. ft. occupancy    89.8%  85.3%  79.9%
 REVPAF    $ 19.41  $ 18.56  $ 17.99 

In 2015, Shurgard grew its portfolio by:

 
  over 60 properties with three million net rentable square feet.

  
 

proceeds to fund acquisition and development activities and repay all credit facility borrowings.

We anticipate Shurgard will grow in three ways: (1) organically by improving occupancies and revenues 
at the same store properties, (2) through new developments and (3) driving higher occupancies and rental 
rates in the recently acquired and developed properties.
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Commercial Properties

not have a commanding market share, leading brand nor significant scale in any of the markets where it 
operates.  Instead, it has a “niche,” focusing on small to mid-size businesses, and an intensive and nimble 
property operation.  The key to shareholder returns in this business are bargain purchases (acquiring 
properties well below replacement costs) and aggressively managing them through nimble leasing, tight 
expense control and good capital management (broker commissions and tenant improvements).  This  
business is also more economically sensitive than self-storage.  If done correctly, this business can  

grown to over $90 per share, in addition to a growing dividend stream.

 
 

drive future growth from its well-located portfolio on the West Coast, Texas, Washington DC and Florida 
markets.

Net Operating Income
(Amounts in millions)

       2015  2014 2013

 
 
 Public Storage’s owned commercial properties    10    10    9 

        Total  $ 264  $ 262  $ 250 

 Public Storage’s share $ 117  $ 117  $ 110 
     

 Total assets (before depreciation reserves)  $ 3,097  $ 3,136  $ 3,284  
 

Ancillary Businesses

We have four ancillary businesses: merchandise (mainly locks and boxes sold to self-storage customers),  
tenant reinsurance (reinsurance of policies sold to our self-storage customers by a third-party insurance 
company), third-party property management (fees we received for managing other owners’ properties) and 
European ancillary businesses (sales of merchandise and insurance commissions received by Shurgard).  
These businesses complement our self-storage business and each generates respectable revenue and cash 
flow with no significant capital investment.

While modest in relative size, each ancillary business meaningfully contributes to Public Storage’s overall  

Haga. Once again this business had an exceptional year as revenues increased by 16% in 2015, following 12% 
and 9% increases in 2014 and 2013, respectively.
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Net Operating Income
(Amounts in millions)

       2015  2014 2013

 Third party management  $ 2  $ 2  $ 2 
 Merchandise     13    12    12 
 Tenant reinsurance     84    73    68 
 European ancillary businesses     22    21    20 

         Total   $ 121  $ 108  $ 102 

 Public Storage’s share  $ 110  $ 97  $ 92 

 Total assets  $ 10  $ 10  $ 10 

We continue to explore other ancillary businesses that complement our self-storage business and 
require nominal capital.  

Acquisitions and Developments–U.S. Self-Storage

In 2015, we invested $300 million to acquire or develop 30 properties containing three million net rentable 
square feet.  We have under development, at an estimated investment of $500 million, another 32 properties 

both deploying capital at attractive returns and increasing our presence in key markets.    

While we are not aware of development activity by our public competitors, they are purchasing what has 
become known as “C of O deals” (properties under construction by local developers that are pre-sold  

 
of mature properties.

As described below, our development program has certain risk and requires “investment.”  In time,  
however, it should be a competitive advantage.  Returns on our invested capital are expected to be better than  
traditional acquisitions and we will add product in targeted submarkets that complements our existing  
operation and offers our customers a superior product.  While our competitive advantage may not be  
apparent for several years, preliminary results are encouraging.

In the short-term, development activity is dilutive to free cash flow for several reasons. First, a significant portion 
of the cost of personnel and their related activities (about $3 million in 2015) are expensed instead of capitalized 

once opened operate at a loss during the first six to 12 months and do not achieve their targeted level of cash flow 
for two to three years. Third, development costs are funded with capital, the cost of which is expensed. These  
factors tend to lower our free cash flow per share as the development program ramps up to a stabilized level, 
which we estimate at $400 to $500 million per year. 
 
With respect to acquisitions, we had modest success in 2015 and we expect even less success in 2016 despite 
the incredible skills of Mike McGowan, our SVP of acquisitions and his team.  In 2015, commercial real 
estate transaction volume hit a 15-year high, prices exceeded the peak of 2007 and cap rates hit new lows for 
self-storage.  All forms of capital, i.e., institutional, private equity, local operators and especially our public  
company competitors, are aggressively acquiring existing properties.  As I stated at a recent industry convention,  
we are witnessing a “pie-eating contest.”  We find ourselves out of sync with the current environment, not 
understanding others’ investment criteria.  We will remain disciplined and patient, knowing that all markets 
usually swing from greed to fear (see last year’s shareholder letter).   
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People, Product and Pricing 

In the 2003 Annual Report, I outlined three key ingredients to achieving operating excellence to enable us to 
compete effectively and prosper. 

 People:  Hire, train and retain outstanding personnel who are customer focused with knowledge of our  
 product and motivated to provide exceptional service.

 Product:  Acquire, develop and redevelop quality facilities that add to our franchise and improve upon  
 our market presence and customer awareness.  Our facilities have appropriate amenities and are retail  
 oriented, well maintained and convey a sense of security.

 Pricing:  Use pricing, promotional discounts, our call center, website and internet marketing to attract  
 and retain customers.

feedback. The internet and social media allow us to solicit customer reviews and advertise them.  The chart below 
summarizes Google customer feedback and scores (1 to 5 with 5 being high). Since 2012, 172,000 reviews on 
Public Storage have averaged 4.9.

 

Our operations team deserves a lot of credit.  They are supported by a solid human resources team (led by Candy 
Krol), facilities management (led by Robbie Williams) and customer service support (led by Debra Wright).

Financing 

We have modified our long standing policy of avoiding corporate debt.  Why?  In simple terms, the deep high 
grade bond market (especially “A” credits, which we are) offers us much greater flexibility than relying solely 

market is around $200 billion; it should offer greater flexibility.  What has really changed is the preferred market 
has become much less liquid as banks, especially large money center banks, no longer issue the kind of preferred 
securities we do (they tend to issue $1,000 par preferred, which has a fixed-rate to floating-rate feature targeted 
to institutional investors).  Accordingly, we have observed extended periods of time when it was either not  
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feasible or not economical to issue preferred securities.  This limits our financial flexibility and has the potential 
to impede us from consummating large transactions.  We think of issuing debt as adding another “tool” to our 
“tool kit,” giving us greater financial flexibility.

 
attractive rate and term, the issuance has the additional benefit of being denominated in Euros which acts 
as a currency hedge against our Euro denominated equity investment in Shurgard. 

What has not changed is our proclivity toward permanent capital, which includes common equity,  
preferred securities and retained earnings.  Accordingly, while we expect to issue debt, we expect it to 
remain a modest part of our capital structure and we will continue to issue preferred securities.  In January 
2016, we issued $300 million of 5.4% preferred securities.

Conclusion

We are well positioned going into 2016.  All of our businesses should continue to improve and take advantage 
of the current favorable operating environment.  

Ronald L. Havner, Jr.

February 29, 2016



CUMULATIVE TOTAL RETURN

Public Storage, S&P 500 Index and NAREIT Equity Index

December 31, 2010 - December 31, 2015

The graph set forth above compares the yearly change in the Company’s cumulative total shareholder return on its Common 
Shares for the five-year period ended December 31, 2015 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 Shares and each index was $100 on December 31, 2010 and that all dividends 
were reinvested.  The share price performance shown in the graph is not necessarily indicative of future price performance.

12/31/10 12/31/11 12/31/12 12/31/13 12/31/14 12/31/15

Public Storage  $ 100.00 $ 136.75 $ 152.20 $ 163.48 $ 207.35 $ 286.84

S&P 500 Index $ 100.00 $ 102.11 $ 118.45 $ 156.82 $ 178.28 $ 180.75

NAREIT Equity Index $ 100.00 $ 108.28 $ 129.62 $ 133.32 $ 170.68 $ 175.51
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Core funds from operations per share (“Core FFO”) represents diluted net income per share (“EPS”) before the  
impact of i) depreciation expense and disposition gains or losses and ii) foreign currency gains and losses, the  
application of EITF D-42, and certain other items.  Free cash flow per share (“Free Cash Flow”) represents Core FFO, 
less per share capital expenditures and non-cash stock based compensation expense.  Core FFO and Free Cash Flow 
are not substitutes for EPS and may not be comparable with other REITs due to calculation differences; however, we 
believe they are helpful measures for investors and REIT analysts to understand our performance.  Net Operating 
Income (“NOI”) represents revenues less pre-depreciation cost of operations earned directly at our properties, and we 
believe is a useful performance measure that we and the investment community use to evaluate performance and real 
estate values.   Each of these non-GAAP measures exclude the impact of depreciation, which is based upon historical 
cost and assumes the value of buildings diminish ratably over time, while we believe that real estate values fluctuate due 

Europe as if we owned them, to provide a measure of the performance of all the businesses we have a significant interest 
in.  However, the inclusion of these entities in these supplemental measures does not substitute for “equity in earnings 
of unconsolidated real estate entities” on our income statement.

Supplemental Non-GAAP Disclosures (unaudited)

Reconciliation of Revenues including PSB and Shurgard Europe
(Amounts in millions)
 For the year ended December 31,

 2015 2014 2013

Consolidated revenues  $ 2,382   $ 2,177   $ 1,965 
Commercial and property management included in interest   
 and other income  16  18  16

Shurgard Europe’s revenues    237    214    207

Reconciliation of NOI
(Amounts in millions)
 For the year ended December 31,

 2015 2014  2013

Operating income on our income statement  $ 1,232   $ 1,055   $ 951  
 Commercial and property management included in interest 
  and other income  12  13  12
 Eliminate depreciation and G&A expense  514  510  454 
 Add - 

 Total net operating income     2,155     1,962    1,783

Public Storage’s share of NOI   $  1,936  $  1,750  $  1,579

Reconciliation of Core FFO and Free Cash Flow per Share
              For the year ended December 31,

    2015 2014  2013 2010 2005  
EPS                 $ 6.07   $ 5.25   $ 4.89   $  2.35 $ 1.97
Eliminate noncore items (including our equity share):
 Depreciation expense         2.89   2.96   2.66  2.44  1.79
 Real estate gains           (0.17)   (0.23)   (0.02)  (0.06)  (0.13)

 Foreign currency, EITF D-42, and other noncore items      0.11  0.11  (0.09)  0.49  0.06

 Core FFO per share      $ 8.90 $  8.09 $ 7.44 $ 5.22 $ 3.69

Deduct capital expenditures and exclude non-cash comp         (0.24)  (0.36)  (0.26)  (0.41)  (0.18) 
 Free Cash Flow per share          $ 8.66   $ 7.73   $ 7.18  $  4.81 $ 3.51
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PART I

ITEM 1. Business

Forward Looking Statements 

 

 

 

 

 

 

 

 

 

 



 

 

 

General 

 

 

 

 



Competition 

Business Attributes 

Centralized information networks:  

Convenient shopping experience: 

 Our Desktop and Mobile Websites:



 Our Call Center:  

 Our Properties:

Economies of scale: 

Brand name recognition:

 

Marketing and advertising efficiencies

Growth and Investment Strategies 

 

Improve the operating performance of existing facilities: 



Acquire properties owned by others in the U.S.: 

Develop new self-storage facilities and expansion of existing facilities:  

Participate in the growth of PS Business Parks, Inc.: 

Participate in the growth of Shurgard Europe:



Financing of the Company’s Growth Strategies 

Overview of financing strategy

Financing with common and preferred equity:

Financing with unsecured debt:

 

Bridge financing



Assumption of Debt:

Issuance of securities in exchange for property:

Joint Venture financing:

Disposition of properties

Investments in Real Estate and Unconsolidated Real Estate Entities 

Investment Policies and Practices with respect to our investments

 

 

 

 

Facilities Owned by Unconsolidated Real Estate Entities 



Canadian self-storage facilities owned by Former Chairman and Member of Board of Trustees  

Limitations on Debt  

Employees 

Seasonality 

Insurance 



ITEM 1A.  Risk Factors 

We have significant exposure to real estate risk.  

  

Natural disasters or terrorist attacks could cause damage to our facilities, resulting in increased 
costs and reduced revenues.  

Operating costs could increase

The acquisition of existing properties is subject to risks that may adversely affect our growth and 
financial results.  

  

  

Development of self-storage facilities can subject us to risks.



There is significant competition among self-storage operators and from other storage 
alternatives

We may incur significant liabilities from environmental contamination or moisture 
infiltration

We incur liability from tenant and employment-related claims.

Economic conditions can adversely affect our business, financial condition, growth and access to 
capital.

We have exposure to European operations through our ownership in Shurgard Europe.  

 Currency risks:



 Legislative, tax, and regulatory risks:

 Impediments to capital repatriation could negatively impact the realization of our investment 
in Shurgard Europe: 

 Risks of collective bargaining and intellectual property:

 Potential operating and individual country risks:

 Impediments of Shurgard Europe’s joint venture structure:

 Risks related to Shurgard Europe’s Debt:

The Hughes Family could control us and take actions adverse to other shareholders. 

Takeover attempts or changes in control could be thwarted, even if beneficial to shareholders. 



 

 

 

If we failed to qualify as a REIT, we would have to pay substantial income taxes.

We may pay some taxes, reducing cash available for shareholders. 



We are exposed to ongoing litigation and other legal and regulatory actions, which may divert 
management’s time and attention, require us to pay damages and expenses or restrict the operation 
of our business.  

We are heavily dependent on computer systems, telecommunications and the Internet to process 
transactions, summarize results and manage our business.  Security breaches or a failure of such 
networks, systems or technology could adversely impact our business, customer, and employee 
relationships. 

We are subject to laws and governmental regulations and actions that require us to incur compliance 
costs affecting our operating results and financial condition.



 

Our tenant reinsurance business is subject to governmental regulation which could reduce our 
profitability or limit our growth. 

 

ITEM 1B. Unresolved Staff Comments 

  



ITEM 2. Properties 

At December 31, 2015 

U.S.: 

Europe (b): 



 

 

Description of Self-Storage Facilities: 



Description of Commercial Properties

Environmental Matters: 

ITEM 3. Legal Proceedings 

 

ITEM 4. Mine Safety Disclosures

 

  



PART II 

ITEM 5. Market for Registrant’s Common Equity, Related Shareholder Matters and Issuer 
Purchases of Equity Securities

 

 



 

 

 

 

 

  



ITEM 6. Selected Financial Data 
 
 
 

Per Common Share: 

Balance Sheet Data:  

Net cash flow: 

 



 
ITEM 7.  Management’s Discussion and Analysis of Financial Condition and Results of Operations 

Critical Accounting Policies 

Income Tax Expense:

Impairment of Long-Lived Assets:

Accrual for Uncertain and Contingent Liabilities:  

Accounting for acquired real estate facilities:  



MD&A Overview 



Liquidity and Capital Resources

Results of Operations  

Operating results for 2015 as compared to 2014  

Operating results for 2014 as compared to 2013  

  



Funds from Operations and Core Funds from Operations 

 

Reconciliation of Diluted Earnings per Share to 
FFO per Share: 

Computation of FFO per Share: 



          

Analysis of Net Income by Reportable Segment

Self-Storage Operations 



Self-Storage Operations   
Summary 

Revenues:   

Cost of operations:      

Net operating income (a):     

Depreciation and amortization expense:   

Net income: 

 



Same Store Facilities 

Selected Operating Data for 
the Same Store Facilities 
(1,990 facilities) 

 



 

 

Analysis of Same Store Revenue 



Analysis of Same Store Cost of Operations  



Analysis of Same Store Depreciation and Amortization 



 

  



Analysis of Market Trends 

Same Store Facilities 
Operating Trends by Market 



Same Store Facilities 
Operating Trends by Market 

 



Same Store Facilities 
Operating Trends by Market 
(Continued)  

Non Same Store Facilities 



NON SAME STORE 
FACILITIES  

Revenues:   

Cost of operations:    

Net operating income:   





Ancillary Operations

 

Tenant reinsurance operations: 

 



Merchandise sales: 

Equity in earnings of unconsolidated real estate entities 

 

 

Investment in PSB: 

 

Investment in Shurgard Europe: 

 



Analysis of items not allocated to segments

General and administrative expense:





Interest and other income:

Interest expense:

Foreign Exchange Gain (Loss):

Gain on Real Estate Sales: 

Net Income Allocable to Preferred Shareholders:

 

  



Liquidity and Capital Resources 

Financial Strategy:

Common and preferred equity:

Debt issuance:

Liquidity and Capital Resource Analysis:



Required Debt Repayments: 

Capital Expenditure Requirements:

Requirement to Pay Distributions:



 

 

Real Estate Investment Activities:

Redemption of Preferred Securities

Repurchases of Company’s Common Shares

Contractual Obligations  



Off-Balance Sheet Arrangements



ITEM 7A.  Quantitative and Qualitative Disclosures about Market Risk



ITEM 9A.  Controls and Procedures 

Conclusion Regarding the Effectiveness of Disclosure Controls and Procedures 

Management’s Report on Internal Control Over Financial Reporting 

Internal Control-Integrated Framework
Internal Control-Integrated 

Framework

Changes in Internal Control Over Financial Reporting 

  



Report of Independent Registered Public Accounting Firm

Internal Control—Integrated Framework

 .



ITEM 9B. Other Information  

  



PART III 

ITEM 10. Trustees, Executive Officers and Corporate Governance   

John Reyes

David F. Doll

Lily Y. Hughes

Candace N. Krol

ITEM 11. Executive Compensation 

  

Ronald L. Havner, Jr., age 58, has been Chairman and Chief Executive Officer of Public Storage since 
August 2011 and November 2002, respectively.  Mr. Havner joined Public Storage in 1986 and has held a variety of 
senior management positions.  Mr. Havner has been  Chairman of the Board of Public Storage’s affiliate, PS 
Business Parks, Inc. (“PSB”) since March 1998.    



ITEM 12. Security Ownership of Certain Beneficial Owners and Management and Related Shareholder 
Matters 

 

 

 

 

 

ITEM 13. Certain Relationships and Related Transactions and Trustee Independence 

ITEM 14. Principal Accountant Fees and Services 



PART IV 

ITEM 15.  Exhibits and Financial Statement Schedules 







  



Schedule: 



Internal Control-Integrated Framework



PUBLIC STORAGE 
BALANCE SHEETS 

 (Amounts in thousands, except share data) 

December 31,  December 31, 
2015  2014 

ASSETS 

LIABILITIES AND EQUITY 



PUBLIC STORAGE 
STATEMENTS OF INCOME 

 (Amounts in thousands, except per share amounts) 

Revenues: 

Expenses: 



PUBLIC STORAGE 
STATEMENTS OF COMPREHENSIVE INCOME 

 (Amounts in thousands) 
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PUBLIC STORAGE 
STATEMENTS OF CASH FLOWS 

 (Amounts in thousands) 

 



PUBLIC STORAGE 
STATEMENTS OF CASH FLOWS 

 (Amounts in thousands) 

   

Supplemental schedule of non-cash investing and 
financing activities: 

   
  
  
  
  
  



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

 
 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

 
 
 

 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

 

 

 

 
 
 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

 
 
 
 
 
 
 
 
 
 
 
 
 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

   
 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

   
      

Average assumptions used in valuing options with the Black-Scholes method: 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

    
         
   
   
   
   
         



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

 
 

Year ended December 31, 2015 

Self-Storage 
Operations 

Ancillary 
Operations 

Investment 
in PSB 

Investment 
in Shurgard 

Europe  

Other Items 
Not 

Allocated to 
Segments Total 

Revenues:  

  
Cost of operations:  

 
  
Net operating income:  

     
  
Other components of net income (loss): 

  



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

 
 
 

Year ended December 31, 2014 

Self-Storage 
Operations 

Ancillary 
Operations 

Investment 
in PSB 

Investment 
in Shurgard 

Europe  

Other Items 
Not 

Allocated to 
Segments Total 

Revenues:  

  
Cost of operations:  

 
  
Net operating income:  

     
  
Other components of net income (loss): 

  



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 

 

Year ended December 31, 2013 

Self-Storage 
Operations 

Ancillary 
Operations 

Investment 
in PSB 

Investment 
in Shurgard 

Europe  

Other Items 
Not 

Allocated to 
Segments Total 

Revenues:  

  
Cost of operations:  

 
  
Net operating income:  

     
  
Other components of net income (loss): 

 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 



PUBLIC STORAGE 
NOTES TO FINANCIAL STATEMENTS 

December 31, 2015 





 



 



 
Level 

Ratio of Total 
Indebtedness to Gross 

Asset Value

Applicable Margin for 
LIBOR Loans

Applicable Margin for 
Base Rate Loans 



 

PS Business Park Group

Shurgard Group

Subsidiary



 



 





Signature Page to Fourth Amendment to Amended and Restated  
Credit Agreement for Public Storage] 



Signature Page to Fourth Amendment to Amended and Restated  
Credit Agreement for Public Storage]



Signature Page to Fourth Amendment to Amended and Restated  
Credit Agreement for Public Storage] 



Signature Page to Fourth Amendment to Amended and Restated  
Credit Agreement for Public Storage] 



Signature Page to Fourth Amendment to Amended and Restated  
Credit Agreement for Public Storage] 



Exhibit 10.11 

PUBLIC STORAGE 
2007 EQUITY AND PERFORMANCE-BASED INCENTIVE COMPENSATION PLAN, AS AMENDED 

FORM OF RESTRICTED SHARE UNIT AGREEMENT 
 

THIS RESTRICTED SHARE UNIT AGREEMENT

WHEREAS

WHEREAS

WHEREAS

NOW THEREFORE

1. GRANT OF RESTRICTED SHARE UNITS. 

2. VESTING OF RESTRICTED SHARE UNITS. 

2.1. Service Requirement. 

2.2. Restrictions on Transfer. 

2.3. Delivery of Shares. 

 



3. TERMINATION OF EMPLOYMENT OR OTHER RELATIONSHIP. 

4. DIVIDEND AND VOTING RIGHTS. 

5. REQUIREMENTS OF LAW. 

6. WITHHOLDING OF TAXES. 

  



7. PARACHUTE LIMITATIONS 

8. DISCLAIMER OF RIGHTS. 

9. GOVERNING LAW. 

IN WITNESS WHEREOF

PUBLIC STORAGE

GRANTEE:



Exhibit 10.12 

PUBLIC STORAGE 
2007 EQUITY AND PERFORMANCE-BASED INCENTIVE COMPENSATION PLAN, AS AMENDED 

FORM OF RESTRICTED SHARE UNIT AGREEMENT 

THIS RESTRICTED SHARE UNIT AGREEMENT

WHEREAS

WHEREAS

WHEREAS

WHEREAS

NOW THEREFORE

1. GRANT OF RESTRICTED SHARE UNITS. 
 
1.1. Units Granted. 

1.2 Separate Grants. 

2. VESTING OF RESTRICTED SHARE UNITS. 

2.1. Service Requirement. 



2.2. Restrictions on Transfer. 

2.3. Delivery of Shares. 

3. RIGHT TO DEFER PAYMENT. 

3.1 Election Form. 

3.2 Election Requirements

 

 

 

3.3 Specified Employee and Separation from Service

3.4 Acceleration. 



4. TERMINATION OF EMPLOYMENT OR OTHER RELATIONSHIP. 

5. DIVIDEND AND VOTING RIGHTS. 

6. REQUIREMENTS OF LAW. 

7. WITHHOLDING OF TAXES. 



8. PARACHUTE LIMITATIONS 

9. DISCLAIMER OF RIGHTS. 

10. GOVERNING LAW. 



IN WITNESS WHEREOF

PUBLIC STORAGE 

GRANTEE: 



Exhibit 10.13 

PUBLIC STORAGE 
2007 EQUITY AND PERFORMANCE-BASED INCENTIVE COMPENSATION PLAN, AS AMENDED 

FORM OF NON-QUALIFIED STOCK OPTION AGREEMENT 

THIS STOCK OPTION AGREEMENT

WHEREAS

WHEREAS

NOW THEREFORE

1. GRANT OF OPTION. 

2.  PRICE. 

3. VESTING AND EXERCISE OF OPTION. 

3.1 Vesting and Time of Exercise of Option. 

3.2 Exercise by Optionee and Compliance with Trading Blackout Periods and Company Securities 
Trading Policy. 



3.3 Term of Option. 

3.4 Limitations on Exercise of Option. 

3.5 Termination of Employment or Other Relationship. 

3.6 Rights in the Event of Death. 

3.7 Rights in the Event of Disability. 

3.8 Reduction in Number of Shares Subject to Option. 

4. METHOD OF EXERCISE OF OPTION. 



5. PARACHUTE LIMITATIONS. 

6. LIMITATIONS ON TRANSFER. 

7. RIGHTS AS SHAREHOLDER. 



8. EFFECT OF CHANGES IN CAPITALIZATION. 

8.1 Changes in Shares. 

8.2 Reorganization in Which the Trust Is the Surviving Entity and in Which No Change of Control 
Occurs. 

8.3 Reorganization, Sale of Assets or Sale of Stock Which Involves a Change of Control. 

8.4 Adjustments. 



9. GENERAL RESTRICTIONS. 

10. DISCLAIMER OF RIGHTS. 

11. WITHHOLDING TAXES. 

12. INTERPRETATION OF THIS OPTION AGREEMENT. 

  



13. GOVERNING LAW. 

14. BINDING EFFECT. 

15. NOTICE. 

16. ENTIRE AGREEMENT. 

IN WITNESS WHEREOF

PUBLIC STORAGE: 

OPTIONEE: 

ADDRESS FOR NOTICE TO OPTIONEE 



Exhibit 10.14 

PUBLIC STORAGE 
2007 EQUITY AND PERFORMANCE-BASED INCENTIVE COMPENSATION PLAN, AS AMENDED 

FORM OF NON-QUALIFIED STOCK OPTION AGREEMENT 

THIS STOCK OPTION AGREEMENT

WHEREAS

WHEREAS

NOW THEREFORE

1. GRANT OF OPTION. 

2.  PRICE. 

3. VESTING AND EXERCISE OF OPTION. 

3.1 Vesting and Time of Exercise of Option. 

3.2 Exercise by Optionee and Compliance with Trading Blackout Periods and Company Securities 
Trading Policy. 



3.3 Term of Option. 

3.4 Limitations on Exercise of Option. 

3.5 Termination of Employment or Other Relationship. 

3.6 Rights in the Event of Death. 

3.7 Rights in the Event of Disability. 

3.8 Reduction in Number of Shares Subject to Option. 

4. METHOD OF EXERCISE OF OPTION. 



5. PARACHUTE LIMITATIONS. 

6. LIMITATIONS ON TRANSFER. 

7. RIGHTS AS SHAREHOLDER. 



8. EFFECT OF CHANGES IN CAPITALIZATION. 

8.1 Changes in Shares. 

8.2 Reorganization in Which the Trust Is the Surviving Entity and in Which No Change of Control 
Occurs. 

8.3 Reorganization, Sale of Assets or Sale of Stock Which Involves a Change of Control. 

 



8.4 Adjustments. 

9. GENERAL RESTRICTIONS. 

10. DISCLAIMER OF RIGHTS. 

11. WITHHOLDING TAXES. 

12. INTERPRETATION OF THIS OPTION AGREEMENT. 



13. GOVERNING LAW. 

14. BINDING EFFECT. 

15. NOTICE. 

16. ENTIRE AGREEMENT. 

IN WITNESS WHEREOF

PUBLIC STORAGE 

OPTIONEE 

ADRESS AND NOTICE TO OPTIONEE:
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Consent of Independent Registered Public Accounting Firm 

 

 

 

 

 



RULE 13A – 14(a) CERTIFICATION 



RULE 13A – 14(a) CERTIFICATION 



SECTION 1350 CERTIFICATION 
 

 

 

In connection with the Annual Report  on Form 10-K of Public Storage (the “Company”) for the year ended  
December 31, 2015, as filed with the Securities and Exchange Commission (the “SEC”) on the date hereof (the 
“Report”), Ronald L. Havner, Jr., as Chairman, Chief Executive Officer and President of the Company and John Reyes, 
as Chief Financial Officer of the Company, each hereby certifies, pursuant to 18 U.S.C. §1350, as adopted pursuant to 
§906 of the Sarbanes-Oxley Act of 2002 (“Sarbanes-Oxley”), that: 



Trustees

Ronald L. Havner, Jr. (2002)
Chairman of the Board, Chief Executive 
Officer and President

Tamara Hughes Gustavson (2008)
Private Investor

Uri P. Harkham (1993) 
Chief Executive Officer, Harkham Family  
Enterprises

B. Wayne Hughes, Jr. (1998) 
Founder, American Commercial
Equities, LLC

Avedick B. Poladian (2010)
Executive Vice President and Chief Operating
Officer, Lowe Enterprises, Inc.

Gary E. Pruitt (2006) 
Retired Chairman and Chief Executive  
Officer, Univar N.V.

Ronald P. Spogli (2010)
Co-Founder, Freeman Spogli & Co.

Daniel C. Staton (1999)
Chairman and Managing Director,
Staton Capital

(    ) = Year trustee was elected to the Board

Founder and Chairman Emeritus
B. Wayne Hughes

Executive Officers

Ronald L. Havner, Jr.
Chairman of the Board, Chief Executive 
Officer and President

John Reyes
Senior Vice President and Chief Financial Officer

David F. Doll
Senior Vice President and President,
Real Estate Group

Lily Hughes
Senior Vice President, Chief Legal Officer and
Corporate Secretary 

Candace N. Krol
Senior Vice President and Chief Human Resources  
Officer

PS Insurance
Capri L. Haga
President

Shurgard Self Storage S.C.A. (Europe)
Marc Oursin
Chief Executive Officer

PS Business Parks, Inc.

Joseph D. Russell, Jr.
Chief Executive Officer 

Maria R. Hawthorne
President

Corporate Headquarters
701 Western Avenue
Glendale, CA 91201-2349

Investor Relations
Additional information contact
Clemente Teng
Vice President of Investor Services
(818) 244-8080

Transfer Agent
Computershare Trust Company, N.A.
P.O. Box 30170
College Station, TX 77842-3170
(781) 575-3120
Shareholder website:
 http://www.computershare.com/investor
Shareholder online inquiries:
 https://www-us.computershare.com/investor/contact

Independent Registered Public
Accounting Firm
Ernst & Young LLP
Los Angeles, CA

Annual Meeting of Shareholders
The Annual Meeting of Shareholders of
Public Storage will be held on April 25, 2016  
at 11:00 a.m. at the Westin Pasadena,
191 North Los Robles, Pasadena, CA.

C O R P O R AT E  D ATA  (as of February 29, 2016)

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 certi-
fication to the New York Stock Exchange  
was submitted on May 26, 2015.

Stock Exchange Listing
The Company’s Common Shares trade under 
ticker symbol PSA on the New York Stock 
Exchange.

Additional Information Sources
The Company’s website, www.publicstorage.com, 
contains financial information of interest to  
shareholders, brokers and others.

Public Storage is a member and active 
supporter of the National Association of Real  
Estate Investment Trusts.
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