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UNITED STATES
SECURITIES AND EXCHANGE COMMISSION
WASHINGTON, D.C. 20549

FORM 10-Q
[X] Quarterly Report Pursuant to Section 13 or 15(d of the Securities Exchange Act of 1934
For the quarterly period ended September 30, 201 3
or
[ 1 Transition Report Pursuant to Section 13 or 5(d) of the Securities Exchange Act of 1934
For the transition period from to
Commission File Number: 00333519

PUBLIC STORAGE
(Exact name of registrant as specified in its arart

Maryland 95-3551121
(State or other jurisdiction « (I.LR.S. Employer Identification Numbe
incorporation or organizatiol
701 Western Avenue, Glendale, Califor 91201-2349
(Address of principal executive office (Zip Code)

Registrant’s telephone number, including area cq8&8) 2448080.
Indicate by check mark whether the registrant @3 filed all reports required to be filed by Sestit3 or 15(d) of the
Securities Exchange Act of 1934 during the preagd months (or for such shorter period that tiggsteant was required to
file such reports), and (2) has been subject th §iling requirements for at least the past 90 days

[X] Yes [ ] No
Indicate by check mark whether the registrant luisrstted electronically and posted on its corpokéteb site, if any, every
Interactive Data File required to be submitted podted pursuant to Rule 405 of Regulation S-T (§#E2 of this chapter)
during the preceding 12 months (or for such shqréeiod that the registrant was required to sulamit post such files).

[X] Yes [ ] No
Indicate by check mark whether the registrant large accelerated filer, an accelerated filer, a-accelerated filer or a

smaller reporting company. See the definitions“lafge accelerated filer”, “accelerated filer” arfdmaller reporting
company” in Rule 12b-2 of the Exchange Act.

Large Accelerated Filer [x Accelerated File Non-accelerated File Smaller Reporting Company [

Indicate by check mark whether the registrantsbell company (as defined in Rule 12b-2 of the BExcfe Act).
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PUBLIC STORAGE

BALANCE SHEETS
(Amounts in thousands, except share data)
(Unaudited)
September 3( December 31
2013 2012

ASSETS

Real estate facilities, at co
Land 3,001,267

11,533,33¢

7,528,65:

7,574,692 7,331,93:

Goodwill and other intangible assets 217,023

Other asset 114,330

LIABILITIES AND EQUITY

Notes payabl: 100,118 335,828

Total liabilities 343,151 670,539

Commitments and contingencies (Note

Equity:
Public Storage sharehold’ equ

Common Shares, $0.10 par value, 650,000,000 shatesrized

171,760,994 shares issued and outstanding (17 2@88hares ¢
December 31, 201: 17,176

Accumulated defici 321,890

Total Public Storage shareholc’ equit 8,778,944

Total equi 8,806,78¢

See accompanying nott
1




PUBLIC STORAGE
INCOME STATEMENTS

(Amounts in thousands, except per share amounts)

Revenues:
Self-storage facilitie:
Ancillary operations

Expenses:
Self-storage cost of operatio
Ancillary cost of operation
Depreciation and amortizatic
General and administratiy

Operating incom:
Interest and other incon
Interest expens
Equity in earnings of unconsolidated real estatiies
Foreign currency exchange gain (lo
Gain on real estate sal
Income from continuing operatiol
Discontinued operatior
Net income
Allocation to noncontrolling interes
Net income allocable to Public Storage sharehol
Allocation of net income tc
Preferred shareholde- distributions
Preferred shareholde- redemption:
Restricted share unit
Net income allocable to common shareholc
Net income per common shé basic
Continuing operation
Discontinued operatior

Net income per common shé diluted
Continuing operation
Discontinued operatior

Basic weighted average common shares outstal
Diluted weighted average common shares outstar
Cash dividends declared per common sl

(Unaudited)

Three Months Ended September

Nine Months Ended September :

2013 2012 2013 2012
$ 477,978 $ 445,169 $ 1,369,21¢ $ 1,279,78¢
33,979 32,013 99,016 93,022
511,957 477,182 1,468,23¢ 1,372,81(
136,751 131,618 409,881 406,913
11,052 9,857 30,882 29,156
96,537 89,897 278,475 265,195
17,650 15,298 49,988 44,117
261,99C 246,670 769,226 745,381
249,967 230,512 699,00¢ 627,429
5,608 5,444 16,705 16,639
(a8 (4,926 (4,622 (15,327
14,269 12,642 39,013 30,353
16,094 9,019 9,281 (2,481
168 193 168 1,456
285,62¢ 252,884 759,554 658,068
- 11,935 - 12,403
285,62¢ 264,818 759,554 670,472
(1,430 (927) (3,670 (2,585
284,19¢ 263,892 755,884 667,887
(51,907 (49,267 (152,404 (156,272
- (11,350 - (49,677
(930 (810) (2,498 (1,787
$ 231,361 $ 202,465 $ 600,982 $ 460,151
$ 135 $ 112 $ 3.50 $ 2.63
- 0.07 - 0.07
1.35 1.19 3.50 2.70
$ 134 $ 111 $ 348 $ 2.61
- 0.07 - 0.07
1.34 1.18 3.48 2.68
171,721 170,576 171,597 170,460
172,79z 171,700 172,651 171,558
$ 1.25 $ 110 $ 3.75 $ 3.30

See accompanying nott
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PUBLIC STORAGE
STATEMENTS OF COMPREHENSIVE INCOME
(Amounts in thousands)

(Unaudited)
Three Months Ended September Nine Months Ended September .
2013 2012 2013 2012

Net income $ 285,628 $ 264,81 $ 759,554 $ 670,472
Other comprehensive income (los

Aggregate foreign currency exchange ¢ 34,135 21,081 5,805 5,162

Adjust for foreign currency exchange (gain) losduded in ne

income (16,094 (9,019 (9,281 2,481

Other comprehensive income (lo 18,041 12,062 (3476 7,643
Total comprehensive incon 303,669 276,881 756,078 678,115

Allocation to noncontrolling interes (1,430 (927 (3,670 (2,585
Comprehensive income allocable to Public Storageettolders $ 302,239 _¢$ 275,954 § 752,408 _$ 675,53C

See accompanying nott
3



PUBLIC STORAGE
STATEMENT OF EQUITY
(Amounts in thousands, except share and per shaamounts)

(Unaudited)
Accumulatec Total
Cumulative Other Public Storag
Preferrec Common Paic-in Accumulatec Comprehensiv Shareholde’ Noncontrolling Total
Shares Shares Capital Deficit Loss Equity Interests Equity

Issuance of 29,000,000 preferred deposi
shares (Note ¢ 725,00C 23,313 701,687 701,687

Shar-based compensation expense, ne
cash paid in lieu of common shares (Note - - 13,304 - - 13,304 - 13,304

Net income - - - 759,554 - 759,554 - 759,554

Distributions to eiuii holder:

Noncontrolling interest - - - - - - 4,844 4,844

Other comprehensive loss (Note

See accompanying note
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PUBLIC STORAGE
STATEMENTS OF CASH FLOWS
(Amounts in thousands)

(Unaudited)
Nine Months Ended September .
2013 2012

Cash flows from operating activitie

Net income $ 759,554 $ 670,472
Adjustments to reconcile net income to net cashigesl by operating activitie:
Gain on real estate sales, including amounts icodignued operatior (168; (13,191
Depreciation and amortization, including amountdigtontinued operatior 278,475 265,517
Distributions received from unconsolidated reaatsentities (less than) in excess of eq

in earnings (5,182 3,119
Foreign currency exchange (gain) I (9,281 2,481
Other 16,265 27,357
Total adjustment 280,109 285,283
Net cash provided by operating activit 1,039,66 955,755

Cash flows from investing activitie
Capital expenditures to maintain real estate tasli (55,883 (58,642
Construction in proces (78,578 (5,265
Acquisition of real estate facilities and intangibl(Note 3 (392,380 (143,827
Acquisition of investments in unconsolidated resthée entitie: (29,752 -
Proceeds from sale of other real estate investn 257 15,973
Other 9,674 4,022
Net cash used in investing activiti (546,662 (187,739

Cash flows from financing activitie
Repayments on bank credit facil (133,000 -
Repayments on notes paya (234,936 (49,287
Issuance of common shali 20,482 21,007
Issuance of preferred shau 701,687 1,651,45¢
Redemption of preferred shai - (1,248,946
Acquisition of noncontrolling interes (4,482 (20,876
Distributions paid to Public Storage shareholt (798,300 (720,999
Distributions paid to noncontrolling intere: (4,844 (4,341
Net cash used in financing activiti (453,393 (371,986
Net increase in cash and cash equival 39,608 396,030
Net effect of foreign exchange translation on casth cash equivalen 118 714
Cash and cash equivalents at the beginning ofeheq 17,239 139,008
Cash and cash equivalents at the end of the p $ 56,965 $ 535,752

See accompanying nott
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PUBLIC STORAGE
STATEMENTS OF CASH FLOWS
(Amounts in thousands)
(Unaudited)

Nine Months Ended September !
2013 2012

Supplemental schedule of nc-cash investing and financing activities

Foreiin currenci translation adjustme

Investments in unconsolidated real estate en 3,768 6,701

Loan receivable from unconsolidated real estati 9,446 2,899

Preferred shares called for redemption and refiegs

From equity - (367,325
Consolidation of entities ireviousli accountedunoder the eiuiﬁ method of accounti

Investments in unconsolidated real estate en - 3,072
©mtangibleasset (949

Noncontrolling interest - 8,224

See accompanying note
6




1.

PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

Description of the Business

Public Storage (referred to herein as “the Compatwe”, “us”, or “our”), a Maryland real estate iestment trust, was
organized in 1980. Our principal business ac#siinclude the acquisition, development, ownerahigh operation of self-storage
facilities which offer storage spaces for leas@egally on a month-to-month basis, for personal launginess use.

At September 30 , 2013, we have direct and indiegcity interests in 2,110 self-storage facilitfesth approximately
13 5 million net rentable square feet) locate@&states in the United States (“U.S.”) operatimglar the “Public Storage”
name. In Europe, we own one self-storage fadititondon, England and we have a 49 % interesthir@rd Europe, which
owns 187 self-storage facilities (with approximgat@0 million net rentable square feet) locateds@aven Western European
countries, all operating under the “Shurgard” natée also have direct and indirect equity inter@s@pproximately 30 million
net rentable square feet of commercial space Iddatél states in the U.S. primarily owned and afest by PS Business Parks,
Inc. (“PSB”) under the “PS Business Parks” namé.S&ptember 30 , 2013, we have an approximate 4 8tmon equity
interest in PSB.

Disclosures of the number and square footage qiepties, as well as the number and coverage ohteemsurance
policies are unaudited and outside the scope ofirmdependent registered public accounting firm'siee of our financial
statements in accordance with the standards d®tivic Company Accounting Oversight Board (Unitedt&s).

Summary of Significant Accounting Policies

Basis of Presentation

The accompanying unaudited interim financial staets were prepared in accordance with U.S. gegesaltepted
accounting principles (“GAAP”) as defined in then&ncial Accounting Standards Board Accounting Staashel Codification (the
“Caodification”), including guidance with respectitterim financial information, and in conformityitiv the instructions to Form
10-Q and Article 10 of Regulation S-X. While theéy not include all of the disclosures required AP for complete financial
statements, we believe that we have included f@llstdents (consisting of normal and recurring adjents) necessary for a fair
presentation. Operating results for the threer@nd months ended September 30 , 2013 are nessa&aly indicative of the
results that may be expected for the year endinge®Dber 31, 2013 due to seasonality and other facfbinese interim financial
statements should be read together with the auditedcial statements and related notes includethéenCompany’s Annual
Report on Form 10-K for the year ended DecembeRB12.

Certain amounts previously reported in our Deceniger2012 and September 30 , 2012 financial stattsrieve been
reclassified to conform to the September 30 , 2pi&sentation 1) for discontinued operations, 2)séparately present
construction in process, and 3) to reflect creditidees as part of cost of operations rather éisaareduction to revenues.

Consolidation and Equity Method of Accounting

We consider entities to be Variable Interest Eggif'VIES”) when they have insufficient equity fadnce their activities
without additional subordinated financial suppaxtvpded by other parties, or where the equity hddes a group do not have a
controlling financial interest. We have no investits or other involvement in any VIEs.

7



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

We consolidate all entities that we control (theséties, for the period in which the referencelesp are referred to
collectively as the “Subsidiaries”), and we elintmintercompany transactions and balances. Weuatdor our investments in
entities that we have significant influence overt 8o not control, using the equity method of actimg (these entities, for the
periods in which the reference applies, are redetwecollectively as the “Unconsolidated Real Estantities”). When we obtain
control of an Unconsolidated Real Estate Entity, @nmence consolidating the entity and record & gepresenting the
differential between the book value and fair vabfeour preexisting equity interest. All changescionsolidation status are
reflected prospectively.

When we are general partner, we control the pastigrunless the third-party limited partners cassdive the
partnership or otherwise remove us as general gravtithout cause, or if the limited partners hake tight to participate in
substantive decisions of the partnership.

Collectively, at September 30 , 2013, the Compartythe Subsidiaries own 2,09 6 self-storage fasliin the U.S., one
self-storage facility in London, England and sixrooercial facilities in the U.S. At September 32013, the Unconsolidated
Real Estate Entities are comprised of PSB, ShurBardpe, as well as limited partnerships that owraggregate of 14 self-

storage facilities in the U.S. (these limited parships, for the periods in which the referencdiappare referred to as the “Other
Investments ).

Use of Estimates

The financial statements and accompanying notéectefur estimates and assumptions. Actual resolitd differ from
those estimates and assumptions .

Income Taxes

We have elected to be treated as a real estatetimest trust (‘REIT”), as defined in the Internavenue Code. As a
REIT, we do not incur federal income tax if we distite 100 % of our REIT taxable income (generallgt rents and gains from
real property, dividends, and interest) each y&ad, if we meet certain organizational and operationles. We believe we will
meet these REIT requirements in 2013, and thatave Imet them for all other periods presented her&atordingly, we have
recorded no federal income tax expense relatedt®&IT taxable income.

~ Our merchandise and tenant reinsurance operatiensubject to corporate income tax and such tasesnaluded in
ancillary cost of operations. We also incur incoared other taxes in certain states, which are dreduin general and
administrative expense.

We recognize tax benefits of uncertain income tasitfpns that are subject to audit only if we betiet is more likely
than not that the position would be sustained (igiclg the impact of appeals, as applicable), assyrtiie relevant taxing
authorities had full knowledge of the relevant $aahd circumstances of our positions. As of Sep&r80 , 2013, we had no tax
benefits that were not recognized.

Real Estate Facilities

Real estate facilities are recorded at cost. Wetaleze all costs incurred to develop, construefovate and improve
properties, including interest and property taxesuired during the construction period. We expeinsernal and external
transaction costs associated with acquisitions ispagitions of real estate, as well as repairs arantenance costs, as
incurred. We depreciate buildings and improvemertsa straight-line basis over estimated usefudslivanging generally
between 5 to 25 years.



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

We allocate the net acquisition cost of acquiredrafing self-storage facilities (consisting of ttesh paid to third
parties for their interests, the fair value of @xysting investment, and the fair value of anyiliibs assumed) to the underlying
land, buildings, identified intangible assets, amtnaining noncontrolling interests based upon thmespective individual
estimated fair values. Any difference between tie¢ acquisition cost and the estimated fair valtighe net tangible and
intangible assets acquired is recorded as goodwill.

Other Assets
Other assets primarily consist of prepaid expers&yunts receivable, land held for sale and otstricash.

Accrued and Other Liabilities

Accrued and other liabilities consist primarily wade payables, property tax accruals, tenant pregats of rents,
accrued interest payable, accrued payroll, accteiednt reinsurance losses, casualty losses, anthgent loss accruals which
are accrued when probable and estimable. We disdhee nature of significant unaccrued lossesdteteasonably possible of
occurring and, if estimable, a range of exposure.

Cash Equivalents and Marketable Securities

Cash equivalents represent highly liquid finangiatruments such as money market funds with dajlyidity or short-
term commercial paper or treasury securities nmaguwithin three months of acquisition. Cash anshcequivalents which are
restricted from general corporate use are includedther assets. Commercial paper not maturindgpimithree months of
acquisition, which we intend and have the capdoitiyold until maturity, are included in marketabkzurities and accounted for
using the effective interest method.

Fair Value Accounting

As used herein, the term “fair value” is the prilcat would be received to sell an asset or patdattsfer a liability in an
orderly transaction between market participant® pMoritize the inputs used in measuring fair eahased upon a three-tier
hierarchy described in Codification Section 82038)-

We believe that, during all periods presented, dagying values approximate the fair values of oash and cash
equivalents, marketable securities, other assats,aacrued and other liabilities, based upon oaduation of the underlying
characteristics, market data, and short maturitythelse financial instruments, which involved coesithle judgment. The
estimated fair values are not necessarily indieattV the amounts that could be realized in curreatket exchanges. The
characteristics of these financial instruments,ketadata, and other comparative metrics utilizedetermining these fair values
are “Level 2" inputs as the term is defined in Giodition Section 820-10-35-47.

We use significant judgment to estimate fair valiresecording our business combinations, to eveluatl estate,
investments in unconsolidated real estate entigesdwill, and other intangible assets for impaintend to determine the fair
values of notes payable and receivable. In estigdtir values, we consider significant unobseleabputs such as market
prices of land, market capitalization rates andiegs multiples for real estate facilities, progetievels of earnings, costs of
construction, functional depreciation, and markégriest rates for debt securities with a simileretito maturity and credit quality,
which are “Level 3" inputs as the term is definedGodification Section 820-10-35-52. We beliehatt during all periods
presented, the carrying values approximate thesédires of our notes payable and loan receivable.

9



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

Currency and Credit Risk

Financial assets that are exposed to credit riskisbprimarily of cash and cash equivalents, actsoteceivable, loans
receivable, and restricted cash. Cash equivamismarketable securities we invest in are eithenay market funds with a
rating of at least AAA by Standard and Poor’s, careial paper that is rated Al by Standard and’Baordeposits with highly
rated commercial banks.

At September 30 , 2013, due primarily to our inmestt in and loan receivable from Shurgard Europe,aperating
results and financial position are affected bytilations in currency exchange rates between the, Bad to a lesser extent, other
European currencies, against the U.S. Dollar.

Goodwill and Other Intangible Assets

Intangible assets are comprised of goodwill, thieut§ard” trade name, acquired tenants in placeeaskhold interests
in land.

Goodwill totaled $ 174.6 million at September 3013 and December 31, 2012. The “Shurgard” traaheen, which is
used by Shurgard Europe pursuant to a fee-basaslitg agreement , has a book value of $ 18.8omidlt September 30, 2013
and December 31, 2012. Goodwill and the “Shurgamatie name have inde finite li ves and are notrtineal.

Acquired tenants in place and leasehold interestarid are finite-lived and are amortized relativehe benefit of the
tenants in place or the land lease expense to merdd. At September 30 , 2013, these intangibs a net book value of $
23.6 million ($ 15.9 million at December 31, 2012Zccumulated amortization totaled $ 24.0 millidnSzptember 30 , 2013 ($
24.8 million at December 31, 2012), and amortizagapense of $ 9.8 million and $ 7.3 million weasorded in the nine months
ended September 30 , 2013 and 2012, respectiiBlying the nine months ended September 30 , 20tta@ngibles were
increased $ 17.5 million in connection with the asdion of self-storage facilities.

Evaluation of Asset Impairment

We evaluate our real estate, finite-lived intangibbksets, investments in unconsolidated real estutiges, and loan
receivable from Shurgard Europe for impairment @uarterly basis. We evaluate indefinite-livedeasgincluding goodwill) for
impairment on an annual basis, or more often ifefzge indicators of impairment.

In evaluating our real estate assets and finiedlimtangible assets for impairment, if there atidators of impairment,
and we determine that the asset is not recovefaste future undiscounted cash flows, an impairnwrarge is recorded for any
excess of the carrying amount over the asset'mated fair value. For long-lived assets that weeekto dispose of prior to the
end of their estimated useful lives, we record mpdirment charge for any excess of the carryingevalf the asset over the
expected net proceeds from disposal.

Prior to January 1, 2013, we evaluated the “Shdfgaade name for impairment through a quantitativalysis, and we
would record impairment charges to the extenntjtaively estimated fair value was less thand¢hgying amount. Beginning
January 1, 2013, if we determine, based upon tlezast events and circumstances and other suclitajive factors, that it is
more likely than not that the asset is unimpaire@ do not record an impairment charge and no furtmalysis is
performed. Otherwise, we record an

10



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

impairment charge for any excess of carrying amawet quantitatively assessed fair val ue. Thenghanade on January 1,
2013, which is not expected to have a material ohpgon our net income, resulted from our adoptdrthe Financial
Accounting Standards Board’s (the “FASB’s”) Accaungt Standards Update No. 2012-02, “Testing Ind&fihived Intangible
Assets for Impairment.”

In evaluating goodwill for impairment, we first duate, based upon the relevant events and circmeestaand other
such qualitative factors, whether the fair valuetted reporting unit that the goodwill pertains $ogreater than its aggregate
carrying amount. If based upon this evaluatias inore likely than not that the fair value of tleporting unit is in excess of its
aggregate carrying amount, no impairment chargedsrded and no further analysis is performed.e@ilse, we estimate the
goodwill’s implied fair value based upon what woule allocated to goodwill if the reporting unit weacquired at estimated fair
value in a transaction accounted for as a busiceswination, and record an impairment charge for excess of book value
over the goodwill's implied fair value.

For our investments in unconsolidated real estatities, if we determine that a decline in therastied fair value of the
investments below carrying amount is other thanptenary, we record an impairment charge for any exa# carrying amount
over the estimated fair value.

For our loan receivable from Shurgard Europe, ifdegermine that it is probable we will be unableadect all amounts
due based on the terms of the loan agreement,ceedran impairment charge for any excess of botlkevaver the present value
of expected future cash flows.

No impairments were recorded in any of our evatutifor any period presented herein.

Revenue and Expense Recognition

Rental income, which is generally earned pursuamhonth-to-month leases for storage space, asasdite charges
and administrative fees, are recognized as earRemmotional discounts reduce rental income ovex fromotional
period. Ancillary revenues and interest and otheome are recognized when earned. Equity in rgsnof unconsolidated real
estate entities represents our pro-rata shareeaamings of the Unconsolidated Real Estate Estiti

We accrue for property tax expense based upon laatnaunts billed and, in some circumstances, estisnand
historical trends when bills or assessments havéeen received from the taxing authorities or sbitlh and assessments are in
dispute. If these estimates are incorrect, théngnand amount of expense recognition could bernect. Cost of operations,
general and administrative expense, interest expeass well as television and other advertising pdjteres are expensed as
incurred.

Foreign Currency Exchange Translation

The local currency (primarily the Euro) is the ftinnal currency for our interests in foreign op&mas. The related
balance sheet amounts are translated into U.Sai3o#lt the exchange rates at the respective fa@asttement date, while
amounts on our statements of income are transkttélde average exchange rates during the respgmived. The Euro was
translated at exchange rates of approximately 1852 Dollars per Euro at September 30, 2013 22.& December 31, 2012),
and average exchange rates of 1.324 and 1.25hdothtee months ended September 30 , 2013 and B€gctively , and
average exchange rates of 1.317 and 1.282 foritteemonths ended September 30, 2013 and 2012, ctasgye . Cumulative
translation adjustments, to the extent not includezimulative net income, are included in equityaacomponent of accumulated
other comprehensive income (loss).

11



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

Comprehensive Income (Loss)

Total comprehensive income (loss) represents enie, adjusted for changes in other comprehensaanie (loss) for
the applicable period. The aggregate foreign cagyreexchange gains and losses reflected on ownsgaits of comprehensive
income are comprised primarily of foreign curremchange gains and losses on our investment injcamdreceivable from,
Shurgard Europe.

Discontinued Operations

Discontinued operations re present the net incohtéase facilities that have been disposed of aSeytember 30 ,
2013, or which we plan to dispose of within a year.

Net Income per Common Share

Net income is allocated to (i) noncontrolling irgsts based upon their share of the net incomeedbtibsidiaries and (ii)
preferred shareholders, when a preferred secwgityalled for redemption, to the extent redemptiost @xceeds the related
original net issuance proceeds (an “EITF D-42 allmr.”), with (iii) the remaining net income allated to each of our equity
securities based upon the dividends declared amagiated during the period, combined with partitigmarights in undistributed
earnings.

Basic net income per share, basic net income fresonodtinued operations per share, and basic netmacfrom
continuing operations per share are computed usiegveighted average common shares outstandirlgteBinet income per
share, diluted net income from discontinued openatiper share, and diluted net income from conimoiperations per share are
computed using the weighted average common shareganding, adjusted for the impact, if dilutivef, stock options
outstanding (Note 10).

The following table reflects our calculations osltaand diluted net income per share, basic andedilnet income from
discontinued operations per share, and basic amgdinet income from continuing operations persha

12



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013

(Unaudited)
Three Months Ended September Nine Months Ended September :
2013 2012 2013 2012
(Amounts in thousand:
Net income allocable to common shareholders 1
continuing operations and discontinued operati
Net income allocable to common shareholc $ 231,361 $ 202,465 $ 600,982 $ 460,151
Eliminate: Discontinued operatio
allocable to common shareholde - (11,935 - (12,403
Net income from continuing operatio
allocable to common sharehold: $ 231,361 % 190,530 $ 600,982 $ 447,748
Weighted average common shares and equive
outstanding
Basic weighted average common shares outstal 171,721 170,576 171,597 170,460
Net effect of dilutive stock optior- basec
on treasury stock methc 1,072 1,124 1,054 1,098
Diluted weighted average common shares outsta 172,793 171,700 172,651 171,558

Recent Accounting Pronouncements and Guidance

In January 2013, we adopted ASU No. 2013-02, “ Rémp Amounts Classified out of Accumulated Other
Comprehensive Income ,” (ASU No. 2013-02") whiclyuiges enhanced disclosures , in one place innotes to financial
statements, about items reclassified out of accatedlother comprehensive income. The adoptionSi§ Alo. 2013-02 had no
impact on our financial condition or results of og@ns.
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PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

Real Estate Facilities
Activity in real estate facilities is as follows:
Nine Months Ende:

September 30, 201
(Amounts in thousand:

Operating facilities, at cos

Beginning balanc $ 11,033,81¢
Capital expenditures to maintain real estate faesl 55,883
Acquisitions 374,947
Disposition (89)
Newly developed facilities opened for operat 68,782
Impact of foreign exchange rate chan (8)
Ending balanc: 11,533,33¢
Accumulated depreciatiol
Beginning balanc (3,738,130
Depreciation expens (266,568
Impact of foreign exchange rate chan 17
Ending balanc (4,004,681
Construction in proces
Beginning balanc 36,243
Current developmet 78,578
Newly developed facilities opened for operat (68,782
Ending balanc: 46,039
Total real estate facilities at September 30, 2 $ 7,574,692

During the nine months ended September 30 , 20&3acguired 32 operating self-storage facilitiesrf third parties
(12,492,000 net rentable square feet of storagee$ar $ 392.4 million in cash, with $ 374.9 llion allocated to real estate
facilities and $ 17.5 million allocated to intéllg assets. We completed expansions to existifgstrage facilities during the
nine months ended September 30, 2013, adding B0@2net rentable square feet of self-storage spd@@d aggregate cost of $ 6
8 . 8 million. Construction in process at SeptemiB® , 2013, consists of projects to develop nelfrstorage facilities and
expand existing self-storage facilities, which wbaldd a total of 1. 6 million net rentable squi@et of storage space , for an
aggregate estimated cost of approximately $ 18Bomil

Investments in Unconsolidated Real Estate Estiti

The following table sets forth our investments iand equity earnings of, the Unconsolidated Rea&htEsEntities
(amounts in thousands):
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PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013

(Unaudited)
September 30, 201 December 31, 201
Investments in Unconsolidated Real Estate Ent
PSB $ 342,497 $ 316,078
Shurgard Europ 416,33¢S 411,107
Other Investment 7,653 8,138
Total $ 766,488 $ 735,323
Three Months Ended September Nine Months Ended September :
2013 2012 2013 2012
Equity in Earnings of Unconsolidated Real Estatéties
PSB $ 4,861 $ 2801 $ 14,147 $ 5,427
Shurgard Europ 8,953 9,442 23,644 23,764
Other Investment 455 399 1,222 1,162
Total $ 14,269 $ 12,642 $ 39,013 $ 30,353

During the nine months ended September 30, 20d2612, we received cash distributions from ouegtments in the
Unconsolidated Real Estate Entities totaling $ 38i8on and $ 22.1 million, respectively.

Investment in PSB

PSB is a REIT traded on the New York Stock Exchange have an approximate 4 3 % common equityéstan PSB

as of September 30, 2013, comprised of our ostrgrof 6,208,354 shares of PSB’s common stockchviicludes 406,748
shares that we purchased in open-market transacabian average cost of $ 73.15 per share durimghttee months ended
September 30, 2013 and 7,305,355 limited partnenshits in an operating partnership controlled BBP( 41 % as of December
31, 2012, comprised of our ownership of 5,801,608ras of PSB’s common stock and 7,305,355 limitadnership units at
December 31, 2012). The limited partnershipisuaie convertible at our option, subject to cartainditions, on a one-for-one
basis into PSB common stock. Based upon the gJgmice at September 30, 2013 ($ 74.62 per shaPSBfcommon stock), the
shares and units we owned had a market value obsippately $ 1.0 billion .

The following table sets forth selected financigbrmation of PSB . T he amounts represent aR®B’s balances and
not our pro-rata share.
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PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013

(Unaudited)
2013 2012
(Amounts in thousand:
For the nine months ended Septembel

Total revenue $ 266,29¢ $ 257,813
Costs of operation (88,005 (85,126
Depreciation and amortizatic (80,187 (81,326
General and administratiy (7,404 (6,925
Other items (12,391 (15,541
Net income 78,312 68,895
Net income allocated to preferred unitholders, gnrefd shareholde

and restricted stock unitholders (44,185 (55,815
Net income allocated to common shareholders andrnzor

unitholders $ 34,127 $ 13,080

(a) Includes EITF -42 allocations to preferred equity holders of $1IiBion during the nine months ended Septembe28Q2 related t
PSFE's redemption of preferred securiti

September 3( December 31
2013 2012

(Amounts in thousand:

Total assets (primarily real esta $ 2,136,025 $ 2,151,817
Debt 340,00C 468,102
Other liabilities 75,114 69,454
Equity:
Preferred stock and uni 995,00C 885,000
Common equity and uni 725,911 729,261

Investment in Shurgard Europe

For all periods presented, we had a 49 % eqguitgstment in Shurgard Europe .

C hanges in foreign currency exchange rates causadinvestment in Shurgard Europe to decreaseajppately $ 3.8
million and increase approximately $ 6.7 milliorridg the nine months ended September 30, 2013 @h@l, 2espectively.

We classify 49 % of interest income and trademasdnise fees received from Shurgard Europe as epuégrnings of
unconsolidated real estate entities and the renBil % as interest and other income, as set ifottie following table:
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PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013

(Unaudited)
Nine Months Ended September :
2013 2012
(Amounts in thousand:
Our 49% equity share c
Shurgard Euror’s net income $ 9,024 $ 9,444
Interest income and trademark license 14,620 14,320
Total equity in earnings of Shurgard Eurt $ 23644  $ 23,764

The following table sets forth selected consoliddteancial information of Shurgard Europe basedrugll of Shurgard
Europe’s balances for all periods rather than oarata share . Such amounts are based uponsiarital acquired book basis.

For the nine months ended Septembel

2013 2012

(Amounts in thousand:

Self-storage and ancillary revent $ 182,688 $ 182,315
Seli-storage and ancillary cost of operatit (74,040 (73,616
Depreciation and amortizatic (44,980 (46,067
General and administrati\ (8,783 (10,141
Interest expense on third party de (3,920 (6,290
Trademark license fee payable to Public Sto (1,828 (1,825
Interest expense on debt due to Public Sto (28,009 (27,400
Lease termination charge and ot (2,712 2,297
Net income $ 18,416 $ 19,273
Average exchange rates Euro to the U.S. Di 1.317 1.282
September 3( December 31
2013 2012
(Amounts in thousand:
Total assets (primarily sestorage facilities $ 1,414,49¢ $ 1,427,037
Total debt to third partie 164,850 216,594
Total debt to Public Storac 420,441 410,995
Other liabilities 75,400 70,076
Equity 753,808 729,372
Exchange rate of Euro to U.S. Dol 1.352 1.322

Other Investments

At September 30, 2013, the “Other Investmentsluide an a verage common equity ownership of apprately 26 %
in various limited partnerships that collectivelyro 14 self-storage facilities.

The following table sets forth certain condensenhisimed financial information (representing 100%tluése entities’
balances, rather than our pro-rata share) withexgstp these limited partnerships:



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013

(Unaudited)
2013 2012
(Amounts in thousand:
For the nine months ended Septembel
Total revenue $ 10,535 $ 10,200
Cost of operations and other exper (3,655 (3,843
Depreciation and amortizatic (1,493 (1,586
Net income $ 5387 $ 4,771
September 3( December 31
2013 2012
(Amounts in thousand:
Total assets (primarily sestorage facilities $ 26,770 $ 27,710
Total accrued and other liabilitic 1,471 1,291
Total Partner equity 25,299 26,419

Loan Receivable from Unconsolidated Real Edfatéy

As of September 30, 2013 and December 31, 201hadea Euro-denominated loan receivable from Shdrgarrope
with a balance of € 311.0 million at both perio@s4Q0.4 million at September 30, 2013 and $ 4Irhillion at December 31,
2012), which bears interest at a fixed rate of%@.per annum, has no required principal payment$ maturity on February 15,
2015, but can be prepaid in part or in full ay dime without penalty. Because we expect repaynoé this loan in the
foreseeable future, foreign exchange rate gaiesses due to changes in exchange rates betwed&utbeand the U.S. Dollar
are recognized on our income statements as “foi@igrency exchange gain (loss) .” We recordedéstancome with respect to
this loan (representing 51 % of t he aggregateéastaeceived, see Note 4) of approximately $ wilBon and $ 14.3  million
for the three and nine month s ended Septen@®r2013 , respectively, as compared to $ 4.6 anilind $ 14.0 million for the
same periods in 2012.

We believe that the interest rate on the loan tor@ird Europe approximates the market rate fordaoaith similar
terms, conditions, subordination features, andrieantd that the fair value of the loan approximédtesk value. In our evaluation
of market rates and fair value, we considered $tmirgard Europe has sufficient operating cash flmwidity and collateral, and
we have sufficient creditor rights such that creifik is mitigated. We have received a total 089 million in principal
repayments on this loan since its inception on M&t, 2008.

Line of Credit and Notes Payable

We have a $ 300 million revolving line of creditgt“Credit Facility”) that expires on March 21, 201 Amounts drawn
on the Credit Facility bear annual interest atgatnging from LIBOR plus 0.9 00 % to LIBOR plus5D 0 % depending upon
the ratio of our Total Indebtedness to Gross A¥sdtie (as defined in the Credit Facility) (LIBORupl0.90 0 % at September
30, 2013). In addition, we are required to payuarterly facility fee ranging from 0.125 % per ammto 0. 3 00 % per annum
depending upon the ratio of our Total Indebtediessur Gross Asset Value ( 0.125 % per annum ateSdger 30 , 2013). At
December 31, 2012, outstanding borrowings under@nédit Facility totaled $ 133.0 million, which sveepaid in full on January
16, 2013. We had no outstanding borrowings onGredit Facility at September 30, 2013 . At Nober 5, 2013, we had
outstanding borrowings on our Credit Facility ol $ 5.0 million. We had undrawn standby lettersmfdit, which reduce our
borrowing capacity, totaling $ 15.1 million at $empber 30, 2013. The Credit Facility has varioustamary restrictive
covenants, all of which we were in compliance veittseptember 30, 2013 .
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PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

The carrying amounts of our notes payable at Septer80, 2013 and December 31, 2012 consist of diewing
(dollar amounts in thousands):

September 3( December 31

2013 2012

Unsecured Note Payabl¢

5.9% effective and stated note rate, interest anty payable ser-annually, matured in Marc

2013 $ -$ 186,460
Secured Notes Payabl

5.1% average effective rate, secured by 51 reateefdcilities with a net book value

approximately $241.3 million at September 30, 2848 stated note rates between 4.95% and

7.13%, maturing at varying dates between Octob&82Md September 2028 (carrying amount

includes $418 of unamortized premium at Septembep313 and $1,192 at December 31, 2( 100,118 149,368

Total notes payabl $ 100,118 $ 335,828

Substantially all of our debt was assumed in cotimeavith business combinations. An initial premiwr discount is
established for any difference between the stabéel lmalance and estimated fair value of the defutrasd and amortized over the
remaining term of the debt using the effectiveriese method.

At September 30, 2013, approximate principal maasriof our notes payable are as follows (amounteausands):

2013 (remainder $ 18,895
2014 35,127
2015 30,009
2016 10,065
2017 1,003
Thereaftel 5,019
$ 100,118

5.1%

Weighted average effective re

Cash paid for interest totaled $ 7.8 million anties. 6 million for the nine months ended Septendfer2013 and 2012,
respectively. Interest capitalized as real estitded $ 2.4 million in the nine months ended 8efiter 30, 2013 ( no interest was
capitalized for the same period in 2012).

Noncontrolling Interests

At September 30, 2013, third parties own i) inteyés Subsidiaries that own an aggregate of 14sethge facilities,
and ii) 231,978 partnership units in a Subsididugt tare convertible on a one-for-one basis (sultecertain limitations) into
common shares of the Company at the option of ththalder. These interests are referred to callelt hereinafter as the
“Noncontrolling Interests.” At September 30, 2018 Noncontrolling Interests cannot require ugetteem their interests, other
than pursuant to a liquidation of the Subsidiary.

During the three and nine months ended Septemhe2(3@, we allocated a total of $ 1. 4 million &@. 7 million,

respectively, in income, as compared to $ 0. ioniland $ 2.6 million for the same periods in 20E&pectively; and during the
nine months ended September 30, 2013 and 2012aidelistributions of

19



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

$ 4.8 million and $ 4.3 million, respectivety, the Noncontrolling Interests. D uring the nmenths ended September 30,
2013, we acquired Noncontrolling Interests for $ 4nillion in cash , substantially all of which wakbocated to paid-in-capital .

8. Shareholdet€Equity

Preferred Shares

At September 30, 2013 and December 31, 2012, wehwafbllowing series of Cumulative Preferred Skat®referred
Shares”) outstanding:

At September 30, 201 At December 31, 201
Earliest Redemptio Shares Shares Liquidation
Series Date Dividend Rat¢  Qutstandinc Liguidation Preferenc QOutstanding Preference

(Dollar amounts in thousand

Series C 4/15/201& 6.875% 5,800 $ 145,000 5,800 $ 145,000
Series F 10/7/2015 6.500% 5,000 125,000 5,000 125,000
Series Q 4/14/201€ 6.500% 15,000 375,000 15,000 375,000
Series F 7/26/201€ 6.350% 19,500 487,500 19,500 487,500
Series ¢ 1/12/2017 5.900% 18,400 460,000 18,400 460,000
Series T 3/13/2017 5.750% 18,500 462,500 18,500 462,500
Series L 6/15/2017 5.625% 11,500 287,500 11,500 287,500
Series V 9/20/2017 5.375% 19,800 495,000 19,800 495,000
Series W 1/16/2018 5.200% 20,000 500,000 - -
Series X 3/13/2018 5.200% 9,000 225,000 - -

Total Preferred Shar¢ 142,500 $ 3,562,50( 113,500 $ 2,837,50C

The holders of our Preferred Shares have genezférence rights with respect to liquidation, qudytdistributions and
any accumulated unpaid distributions. Except urgetain conditions and as noted below, holderthefPreferred Shares will
not be entitled to vote on most matters. In thenéwf a cumulative arrearage equal to six quartétidends, holders of all
outstanding series of preferred shares (voting sisge class without regard to series) will halve tight to elect two additional
members to serve on our Board of Trustees untiathearage has been cured. At September 30, 2848, were no dividends in
arrears.

Except under certain conditions relating to the @any’'s qualification as a REIT, the Preferred Shaaee not
redeemable prior to the dates indicated on thetabbve. On or after the respective dates, eatliedferies of Preferred Shares
is redeemable at our option, in whole or in par$ 85.00 per depositary share, plus accrued apdidmlividends. Holders of the
Preferred Shares cannot require us to redeem bacbss

Upon issuance of our Preferred Shares, we claggfliquidation value as preferred equity on odabee sheet with any
issuance costs recorded as a reduction to paidpitad.

During the nine months ended September 30, 2013jsauged an aggregate 29.0 million depositary shagash

representing 1/1,000 of a share of our Series WSanibs X Preferred Shares, at an issuance prie5f00 per depositary share,
for a total of $ 725.0 million in gross proceedsd ave incurred an aggregate of $ 23.3 million suance costs.
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September 30, 2013
(Unaudited)

During the nine months ended September 30, 2012jsaiged an aggregate 68.2 million depositary shagash
representing 1/1,000 of a share of our Series 8¢<S€ , Series U and Series V Preferred Sharem &suance price of $ 25.00
per depositary share, for a total of $ 1.7 billiogross proceeds, and we incurred an aggreg&&af5 million in issuance costs.

In the nine months ended September 30, 2012, weeneeld our Series C, Series E, Series L, SerieSé&fies N, Series
W and Series Y Cumulative Preferred Shares, at pae aggregate redemption amount, before paynfemtaued dividends,
was $ 1.2 billion. In the three months endedt@aper 30 2012, we called for redemption our Sdtiasd Series X Cumulative
Preferred Shares; these shares were redeemedahed@012, at par. We recorded $ 11.4 million &@®.7 million in EITF D-
42 allocations of income from our common sharehmslde the holders of our Preferred Shares in theethnd nine months ended
September 30, 2012, respectively, in connectiith these redemptions.

Dividends

Common share dividends including amounts paid torestricted share unitholders , totaled $ 215n®illion ($ 1.25
per share) and $ 188.3 million ($ 1.10 per shdoe the three months ended September 30, 20d2ah2, respectively, and $
645 .9 million ($ 3.75 per share) and $ 564 million ($ 3.30 per share), for the nine monthslesh September 30, 2013 and
2012, respectively. Preferred share dividenddedt& 51.9 million and $49.3 million for three mbrd ended September 30,
2013 and 2012, respectively, and $ 152.4 milaad $ 156.3 million for the nine months ended &ajper 30, 2013 and 2012,
respectively.

Related Party Transactions

The Hughes Family owns approximately 15.8 % of@ammon shares outstanding at September 30, 2013.

The Hughes Family has ownership interests in, gretates, approximately 53 self-storage facilitiesCianada (“PS
Canada”) using the “Public Storage” brand nameyanmsto a non-exclusive, royalty-free trademarkrige agreement with the
Company. We currently do not own any interesthese facilities. We have a right of first refustd acquire the stock or assets
of the corporation that manages th e 53 self-stofagilities in Canada, if the Hughes Family or tweporation agrees to sell
them. We reinsure risks relating to loss of gostised by tenants in these facilities. During eathhe nine month periods
ended September 30, 2013 and 2012, we received $llion in reinsurance premiums attributed tedé facilities. There is no
assurance that these premiums will continue, asighis to reinsure these risks may be qualified.

PS Canada holds approximately a 2.2 % interestanf®E, a Subsidiary that provided liability andsgalty insurance
for PS Canada, the Company, and certain affiliatése Company for occurrences prior to April 1020

On October 1, 2013, we borrowed $ 100.0 milliomfrBSB under a term loan which was repaid in fullGmiober 18,
2013 . The loan bore interest at 1.38 8 %. Onexaher 7, 2013, we expect to acquire 950,000 sldil@SB common stock at $
79.25 per share (a total of $ 75.3 million), inrevate placement that is expected to close conntiyrevith PSB’s public offering
of approximately 1.3 million common shares (primekercise of the underwriter’s over-allotment opjiat $79.25 per share.
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ShareBased Compensation

Under various share-based compensation plans atet tarms established by a committee of our Bo&itustees, the
Company grants non-qualified options to purchaseGbmpany’s common shares, as well as restrictece amits (“RSUs”), to
trustees, officers, service providers and key egg#s.

Stock options and RSUs are considered “granted™auntstanding” as the terms are used herein, whémei Company
and the recipient reach a mutual understandingeokey terms of the award, ii) the award has begmoaized, iii) the recipient is
affected by changes in the market price of ourkstaad iv) it is probable that any performance aadvice conditions will be
met.

We amortize the grant-date fair value of awards$ @h@nticipated forfeitures) as compensation espevver the service
period. The service period begins on the grant @ad ends on the vesting date. For awards thataareed solely upon the
passage of time and continued service, the erdgeaf the award is amortized on a straight-lingidaver the service period. For
awards with performance conditions, the individoast of each vesting is amortized separately oeeh eéndividual service
period (the “accelerated attribution” method).

Stock Options

Stock options vest over a three to five -year gkréxpire ten years after the grant date, andxbecise price is equal to
the closing trading price of our common shareshengrant date. Employees cannot require the Coynfmesettle their award in
cash. We use the Black-Scholes option valuatiodehim estimate the fair value of our stock options

Outstanding stock option grants are included onexfor-one basis in our diluted weighted averagees) to the extent
dilutive, after applying the treasury stock meth{bdsed upon the average common share price durengdriod) to assumed
exercise proceeds and measured but unrecognizeukosation.

For the three and nine months ended September03@, ve recorded $ 0.9 million and $ 2.3 millioespectively, in
compensation expense related to stock optiongrapared to $ 0. 7 million and $ 2.0 million for tseme periods in 2012.

During the nine months ended September 30, 2018300@8 stock options were granted, 275,179 optioarewexercised
and 28,000 options were forfeited. A total of B,B81 stock options were outstanding at Septembef@13 ( 2,253,510 at
December 31, 2012).

Restricted Share Units

RSUs generally vest ratably over a three to eigbér period from the grant date. The grantee veseilividends for
each outstanding RSU equal to the per-share didigleaceived by our common shareholders. We expangedividends
previously paid upon forfeiture of the related RSUpon vesting, the grantee receives common stereal to the number of
vested RSUs, less common shares withheld in exehorgax deposits made by the Company to satigygrantee’s statutory
tax liabilities arising from the vesting.

The fair value of our RSUs is determined based uperapplicable closing trading price of our comnshares.

During th e nine months ended September 30, 2098,675 RSUs were granted, 39,833 RSUs were fedfeind
147,665 RSUs vested. This vesting resulted insthgance of 97,529 common shares. In
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addition, tax deposits totaling $ 7.2 million wenade on behalf of employees in exchange for 50¢b®mon shares withheld
upon vesting.

RSUs outstanding at September 30, 2013 and Dece3ib&012 were 651,824 and 642,647 , respectivkliotal of $
7.7 million and $ 19.2 million in RSU expensasmecorded for the th ree and nine months endptei®ber 30, 2013,
respectively, which include approximately $ 0. lllion and $ 0.9 million, respectively, in employ&xes incurred upon
vesting, as compared to $ 6.4 million and $ 1 6million for the same periods in 2012, which in@udpproximately $ 0.1
million and $ 1.0 million, respectively, in emplaytaxes incurred upon vesting.

See also “net income per common share” in Note Auither discussion regarding the impact of RShid stock options
on our net income per common and income allocatedtnmon shareholders.

Segment Information

Our reportable segments reflect the significant ponents of our operations that are evaluated seghatay our chief
operating decision maker (“CODM”) and have discrétencial information available. We organize csegments based
primarily upon the nature of the underlying produahd services, and whether the operation is |ddatéhe U.S. or outside the
U.S. In making resource allocation decisions, @@DM considers the net income from continuing opens of each reportable
segment included in the tables below, excludingriact of depreciation and amortization, gaintoseses on disposition of real
estate facilities, and asset impairment chargée dmounts for each reportable segment includettiéntables below are in
conformity with GAAP and our significant accountipglicies as denoted in Note 2. Ancillary revenaed expenses, interest
and other income (other than from Shurgard Eurdp&rest expense, general and administrative espand gains and losses on
the early repayment of debt are not allocable toatrour reportable segments. Our CODM does nosicier the book value of
assets in making resource allocation decisions.

Following is the description of and basis for preaton for each of our segments.

Domestic SelStorage Segment

The Domestic Self-Storage Segment includes theatipes of the 2,097 self-storage facilities owngdtiie Company
and the Subsidiaries, as well as our equity shitkeoOther Investments. For all periods presergalstantially all of our real
estate facilities, goodwill and other intangiblesets, other assets, and accrued and other liebildre associated with the
Domestic Self-Storage Segment.

European SelfStorage Segment

The European Self-Storage segment comprises anesitin Shurgard Europe, which has a separategearent team
reporting directly to our CODM and our joint vergypartner. The European Self-Storage segmentdeslour equity share of
Shurgard Europe’s operations, the interest and atiseme received from Shurgard Europe, and foreigmency exchange gains
and losses that are attributable to Shurgard Eur@pe balance sheet includes an investment ingéindrEurope (Note 4) and a
loan receivable from Shurgard Europe (Note 5).

Commercial Segment

The Commercial segment comprises our investmeRISB, a publicly-traded REIT with a separate managerteam
that makes its financing, capital allocation antaeotsignificant decisions. The Commercial

23



PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

segment also includes our direct interest in aere@mmercial facilities, substantially all of whielte managed by PSB. The
Commercial segment presentation includes our eqatynings and interest income from PSB, as welthasrevenues and

expenses of our commercial facilities. At Septendfe 2013, the assets of the Commercial segmentanprised principally of

our investment in PSB (Note 4).

Presentation of Segment Information

The following tables reconcile the performance aethe segment, in terms of segment income, to ourinoetme
(amounts in thousands):

Three months ended September 30, 2013

Other Items Not
Domestic Sel European Sel- Allocated to
Storage Storage Commercial Segments Total

(Amounts in thousand:

Revenues:
Self-storage facilitie: $ 477,978 $ - % - $ - % 477,978
Ancillary operations - - 3,593 30,386 33,979
477,978 - 3,593 30,386 511,957
Expenses:
Self-storage cost of operatio 136,751 - - - 136,751
Ancillary cost of operation - - 1,329 9,723 11,052
Depreciation and amortizatic 95,841 - 696 - 96,537
General and administratiy - - - 17,650 17,650
232,592 - 2,025 27,373 261,990
Operating incom: 245,386 - 1,568 3,013 249,967
Interest and other incon - 5,149 - 459 5,608
Interest expens - - - (478 (478)
Equity in earnings ¢
unconsolidated real estate entit 455 8,953 4,861 - 14,269
Foreign currency exchange gi - 16,094 - - 16,094
Gain on real estate sal 168 - - - 168
Net income $ 246,009 $ 30,196 $ 6,429 $ 2994 $ 285,628
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Three months ended September 30, 2012
Other Items Not
Domestic Sel European Sel- Allocated to
Storage Storage Commercial Segments Total
(Amounts in thousand:

Revenues:

Self-storage facilitie: $ 445,168 $ - % - $ - $ 445,169

Ancillary operations - - 3,457 28,556 32,013

445,169 - 3,457 28,556 477,182

Expenses:

Self-storage cost of operatio 131,618 - - - 131,618

Ancillary cost of operation - - 1,100 8,757 9,857

Depreciation and amortizatic 89,194 - 703 - 89,897

General and administratiy - - - 15,298 15,298

220,812 - 1,803 24,055 246,670

Operating incom: 224,357 - 1,654 4,501 230,512
Interest and other incon - 4,890 - 554 5,444
Interest expens - - - (4,926 (4,926
Equity in earnings ¢
unconsolidated real estate entit 399 9,442 2,801 - 12,642
Foreign currency exchange gi - 9,019 - - 9,019
Gain on real estate sal 193 - - - 193
Income from continuing operatiol 224,949 23,351 4,455 129 252,884
Discontinued operatior 11,935 - - - 11,935
Net income $ 236,884 $ 23,351 $ 4,455 $ 129 $ 264,819
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PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013

(Unaudited)
Nine months ended September 30, 2013
Other Items Not
Domestic Sel European Selr Allocated to
Storage Storage Commercial Segments Total

(Amounts in thousand:
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PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013

(Unaudited)
Nine months ended September 30, 2012
Other Items Not
Domestic Sel European Sel- Allocated to
Storage Storage Commercial Segments Total
(Amounts in thousand:
Revenues:
Self-storage facilitie: $ 1,279,78¢ $ - 8 - 3 - 1,279,78¢
Ancillary operations - - 10,596 82,426 93,022
1,279,78¢ - 10,596 82,426 1,372,81(C
Expenses:
Self-storage cost of operatio 406,913 - - - 406,913
Ancillary cost of operation - - 3,620 25,536 29,156
Depreciation and amortizatic 263,109 - 2,086 - 265,195
General and administratiy - - - 44,117 44,117
670,022 - 5,706 69,653 745,381
Operating incom: 609,766 - 4,890 12,773 627,429
Interest and other incon - 14,905 141 1,593 16,639
Interest expens - - - (15,327 (15,327
Equity in earnings ¢
unconsolidated real estate entit 1,162 23,764 5,427 - 30,353
Foreign currency exchange Ic - (2,481 - - (2,481
Gain on real estate sal 1,456 - - - 1,456
Income (loss) from continuing operatic 612,384 36,188 10,458 (961, 658,069
Discontinued operatior 12,403 - - - 12,403
Net income (loss $ 624,787 $ 36,188 $ 10,458 $ (961 670,472
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12.

13.

PUBLIC STORAGE
CONDENSED NOTES TO FINANCIAL STATEMENTS
September 30, 2013
(Unaudited)

Commitments and Contingencies

Contingent Losses

We are a party to various legal proceedings angesuip various claims and complaints; however,bgbeve that the
likelihood of these contingencies resulting in aemial loss to the Company, either individuallyimthe aggregate, is remote.

Insurance and Loss Exposure

We have historically carried customary propertytheguake, general liability, employee medical irswe, and workers
compensation coverage through internationally recgl insurance carriers, subject to customaryldew€ deductibles. The
aggregate limits on these policies of approxima$eRb million for property losses and $ 102 roillifor general liability losses
are higher than estimates of maximum probabledgsthat could occur from individual catastrophiergg determined in recent
engineering and actuarial studies; however, in oéseultiple catastrophic events, these limits ddu exhausted.

We reinsure a program that provides insurance totenants from an independent third-party insufiéris program
covers tenant claims for losses to goods storedratacilities as a result of specific named pgélarthquakes are not covered by
this program), up to a maximum limit of $ 5,000 gésrage unit. We reinsure all risks in this pesgr but purchase insurance
from an independent third party i nsurance compfamyaggregate claims between $ 5.0 million and5%0 mi llion per
occurrence . We are subject to licensing requirgsnand regulations in several states. At Septer@be 2013, there were
approximately 7 6 2 ,000 certificate holders heldobr self-storage tenants, representing aggregmsterage of approximately $
1.7 billion.

Subsequent Events

During the three months ending December 31 , 2@&3expect to complete the acquisition of 88 selfee facilities
( 26 in Florida, 16 in Texas, 12 in South Caroliekeven in Georgia, nine each in North Carolina &firginia , f our in
Colorado and one in California), consisting of apgmately 2.3 million in net rentable square feat a total cost of
approximately $ 754 million in cash. A total oB®4 million (representing 4 4 self-storage féieif) of these acquisi tions have
been completed as of November 5, 2013, whilegheinder is under contract and subject to custrgriosing conditions.

On October 1, 2013, we borrowed $ 100.0 milliomfr®SB under a term loan that was repaid in fullQmtober 18,
2013. The loan bore interest at 1.38 8 %.  ©wedxhber 7, 2013, we expect to acquire 950,000 sldrBSB common stock at
$79.25 per share (a total of $75.3 million), inrevgte placement that is expected to close conntlyrevith PSB’s public offering
of approximately 1.3 million common shares (primekercise of the underwriter’s over-allotment opjiat $79.25 per share.

On November 5, 2013, we had outstanding borrowimgsur Credit Facility of $ 1 3 5.0 million.
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ITEM2 . Managements Discussion and Analysis of Financial Condition andResults of Operations

Management’s Discussion and Analysis of Financiahdition and Results of Operations (“MD&A”) shoub® read in
conjunction with our financial statements and néteseto.

Forward Looking Statements: This Quarterly Report on Form 10-Q contains forwlmaking statements within the

meaning of the Private Securities Litigation Refdkot of 1995. All statements in this document, other than statemef historical
fact, are forward-looking statements, which mayidentified by the use of the words "expects," lithaes," "anticipates,” "plans,"
"would," "should," "may," "estimates" and similaxpgessions.

These forward-looking statements are based on ruregpectations and assumptions that are subjeatisks and

uncertainties, which may cause our actual resultserformance to be materially different from thexpressed or implied in the
forward-looking statements. Factors and risks @y impact our future results and performanceuihe] but are not limited to, those
described in Part I, Item 1A, "Risk Factors" in omost recent Annual Report on Form 10-K filed wtitle Securities and Exchange

Commission (“SEC”) on February 25, 2013 and in ather filings with the SEC and the following:

general risks associated with the ownership andatipa of real estate, including changes in demaislds relate
to development of seltorage facilities, potential liability for envirorental contamination, natural disasters
adverse changes in laws and regulations governmimgepty tax, real estate and zoni

risks associated with downturns in the national kxedl economies in the markets in which we operatguding
risks related to current economic conditions amdetbonomic health of our tenar

the impact of competition from new and existingf-storage and commercial facilities and other stc
alternatives

difficulties in our ability to successfully eval@atfinance, integrate into our existing operatioasd manac
acquired properties, or in our ability to find deyEment projects that meet our rialljusted yield expectations ol
obtain building permits for seftorage activities in certain municipalities, anccbmplete these projects timely .
on budget

risks associated with international operations udtlg, but not limited to, unfavorable foreign @mcy rat
fluctuations, refinancing risk of affiliate loansom us, and local and global economic uncertaihigt ttoulc
adversely affect our earnings and cash flc

risks related to our participation in joint ventsiy

the impact of the regulatory environment as welhaional, state, and local laws and regulatiockitgfing, withou
limitation, those governing environmental, taxesl danant insurance matters and real estate invasttngst:
(“REIT<"), and risks related to the impact of new laws andleg@pns;

risk of increased tax expense associated eithéravgossible failure by us to qualify as a REITwith challenge
to intercompany transactions with our taxable R&ilbsidiaries

changes in federal tax laws related to the taxaifdREITs, which could impact our status as a RI

disruptions or shutdowns of our automated procesystems and the Internet or breaches of oursgatarity;
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« risks associated with the sinsurance of certain business risks, including ergp and casualty insuran
employee health insurance and workers compensiiaifities;

« risks related to the concentrationapproximately 20%of our facilities in California
« difficulties in raising capital at a reasonabletaarson other terms acceptable or favorable tand
« economic uncertainty due to the impact of terrorisrwar.

These forward looking statements speak only akeofifite of this report or as of the dates indicate¢de statements. All of
our forward-looking statements, including thosehis report, are qualified in their entirety bystitatement. We expressly disclaim
any obligation to update publicly or otherwise seviany forward-looking statements, whether as altre§ new information, new
estimates, or other factors, events or circumstwrafter the date of these forward looking statemjeakcept as required by
law. Given these risks and uncertainties, you khnat rely on any forward-looking statements iis treport, or which management
may make orally or in writing from time to time, pedictions of future events or guarantees ofruperformance.

Critical Accounting Policies

Our MD&A discusses our financial statements, whitdve been prepared in accordance with United Siates.”)
generally accepted accounting principles (“GAAPQur financial statements are affected by our juelgtsy assumptions and
estimates. The notes to our September 30, 20a8dial statements, primarily Note 2, summarizesigmificant accounting policies.

We believe the following are our critical accougtipolicies, because they have a material impadherportrayal of our
financial condition and results, and they requsgaimake judgments and estimates about mattdrardgénherently uncertain.

Income Tax Expense:We have elected to be treated as a real estagstment trust (“REIT”), as defined in the Internal
Revenue Code. As a REIT, we do not incur federarine tax on our REIT taxable income (generally,repts and gains from real
property, dividends, and interest) that is fullgtdbuted each year (for this purpose, certairribistions paid in a subsequent year
may be considered), and if we meet certain orgéinizal and operational rules. We believe we hae¢ timese REIT requirements for
all periods presented herein. Accordingly, we haoerded no federal income tax expense relatedt®EIT taxable income.

Our evaluation that we have met the REIT requirdmenuld be incorrect, because compliance withtélterules requires
factual determinations, and circumstances we hav@entified could result in noncompliance witle ttax requirements in current or
prior years. For any taxable year that we faijt@lify as a REIT and for which applicable statutoelief provisions did not apply,
we would be taxed at the regular corporate ratesl@f our taxable income for at least that yead ¢he ensuing four years, we could
be subject to penalties and interest, and our memie would be materially different from the amauastimated in our financial
statements.

In addition, our taxable REIT subsidiaries are kdgas regular corporations. To the extent thadumts paid to us by our
taxable REIT subsidiaries are determined by théngpauthorities to be in excess of amounts thatldvdne paid under similar
arrangements among unrelated parties, we couldifject to a 100% penalty tax on the excess paymeéhish a penalty tax could
have a material adverse impact on our net income.

Impairment of Long-Lived AssetsThe analysis of impairment of our long-lived assevolves identification of indicators
of impairment, projections of future operating célslivs, and estimates of fair values, all of whiglyuire significant judgment and
subjectivity. Others could come to materially eiint conclusions. In addition, we may not hawniified all current facts and
circumstances that may affect impairment. Any antdied impairment loss, or change in conclusiamild have a material adverse
impact on our net income.
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Accruals for Operating ExpensesCertain of our expenses are estimated based gsumgtions regarding past and future
trends, such as losses for workers compensatiopepy taxes, and estimated claims for our tena@insurance program. In certain
jurisdictions we do not receive property tax bftls the current fiscal year until after our earrsrgye finalized, and as a result, we
must estimate property tax expense based uponipatéd implementation of regulations and trendsour related estimates and
assumptions are incorrect, our operating expersdd be misstated.

Accruals for Contingencies: We may be currently liable for payments, due taley business risks, that we have not
accrued, either because they are not probabletarstimable, or because we are not currently aafoarr liability. We may have to
accrue additional amounts for these payments dubetaesults of further investigation, the litigati process, or otherwise. Such
accruals could have a material adverse impact onetlincome.

Recording the fair value of acquired real estateciities: In accounting for facilities acquired from thirdrpas , we
estimate the fair value of the land, buildings amdngible assets acquired. Such estimates aedhg®on many assumptions and
judgments, including i) expected rates of returd aapitalization rates on real estate assetssiijnated costs to replace acquired
buildings and equipment in their current stat¢,domparisons of the acquired underlying lanctglarto recent land transactions ,
and iv) future cash flows from the real estate tedexisting tenant base. Others could come temadly different conclusions as to
the estimated fair values, which would result iffiedlent depreciation and amortization expense,gjaimd losses on sale of real estate
assets, and real estate and intangible assets.

MD&A Overview

Our domestic self-storage facilities generated @8%ur revenues for the nine months ended Septe8he2013, and also
generated most of our net income and cash flow fsparations. A significant portion of managemémetis devoted to maximizing
cash flows from our existing self-storage facitias well as seeking additional investments istetage facilities.

Most of our facilities compete with other well-maea and well-located competitors and we are subjegéneral economic
conditions, particularly those that affect the speg habits of consumers and moving trends. Wee\ee that our centralized
information networks, national telephone and ontieservation system, the brand name “Public Stgtage our economies of scale
enable us to meet such challenges effectively.

During the first nine months of 2013 , we acquif self-storage facilities from third parties fqupaoximately $ 39 2
million . During the last three months of deenber 31, 2013, we expect to complete the acmuisif 88 self-storage facilities at
a cost of approximately $ 75 4 million. A total $f3 24 millio n of these acquisitions (4 4 fa@l) have been completed as of
November 5, 2013. We expect to continue to seedctuire additional self-storage facilities fromird parties. There is significant
competition to acquire existing facilities and thean be no assurance that we will be able to exauaiditional facilities at prices we
will find attractive.

As of September 30, 2013, we ha ve developraedtexpansion projects which will add approximatelys million net
rentable square feet of storage space at a tosalafcapproximately $188 million. A total of $ 4#illion in costs were incurred
through September 30, 2013, with the remainingtscexpected to be incurred primarily in the lase¢ months of 2013 and in
2014.

We expect to continue to seek additional developmasjects; however, the level of future developtmeay be limited due
to various constraints such as difficulty in findiavailable sites that meet our risk-adjusted y#&ipectations , as well as challenges
in obtaining building permits for self-storage &ites in certain municipalities.

We also have equity investment s in Shurgard EuespePS Business Parks, Inc. (“PSB”). During tire¢ months ended
September 30, 2013, we increased our ownershipSB By acquiring 406,748 shares of PSB common sinckpen-market
transactions for an aggregate cost of $29.8 milliGm November 7, 2013, we expect to acquire 980sb@res of PSB common stock
at $79.25 per share (a total of $75.3 million)aiprivate placement
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that is expected to close concurrently with PSRBibljz offering of approximately 1.3 million commahares (prior to exercise of the
underwriter’s over-allotment option) at $79.25 pkare. We may invest further in these entitighénfuture.

At September 30, 2013, we had a total of $57 mmilliocash and an undrawn $300 million line of credlVe expect our joint
venture partner in Shurgard Europe to acquire 51%uo loan receivable from Shurgard Europe for agjmately $214 million
during the three months ending December 31, 206®gker, completion of this transaction is subjectontingencies. We expect
that this liquidity, combined with retained openaticash flow during the three months end ing Deasndi, 2013, will not be
sufficient to meet our capital requirements throtlghend of 2013. Seééquidity and Capital Resources.

Results of Operations

Operating results for the Three Months EndedSeptember30, 2013 and 2012

For the three months ended September 30, 2013nemhe allocable to our common shareholders wad €28iillion or
$1.34 per diluted common share, compared to $208l%on or $1.18 per diluted common share for tleme period in 2012,
representing an increase of $28.9 million or $Qo&6 diluted common share. This increase is dumanily to (i) a $27.7 million
increase in self-storage net operating income,&i$12.9 million reduction in income allocated tefprred shareholders due to
redemptions, including PSB , and (iii) a $7.1 roifliincrease from foreign currency exchange gaifisepartially by (iv) a $12.8
million reduction in gains on sale of real estaseds, including discontinued operations and Shdrgarope and (v) a $6.6 million
increase in depreciation.

Operating results for the Nine Months Ended September30, 2013 and 2012

For the nine months ended September 30, 2013 noemie allocable to our common shareholders was.@6@illion or
$3.48 per diluted common share, compared to $460lbn or $2.68 per diluted common share for tleene period in 2012,
representing an increase of $140.8 million or $(0o80 diluted common share. This increase is direguily to a $86.5 million
increase in self-storage net operating income, aeedbwith a $56.9 million reduction in income akded to preferred shareholders
due to redemptions, including PSB.

Funds from Operations and Core Funds from Opemtion

Funds from Operations (“FFO”) is a non-GAAP ternfimied by the National Association of Real Estateestment Trusts,
and generally represents net income before depimtiagains and losses, and impairment charges veifipect to real estate
assets. We present FFO and FFO per share becausensider FFO to be an important measure of thfempeance of real estate
companies, as do many analysts in evaluating oorgaay. We believe that FFO is a helpful measum REIT’s performance since
FFO excludes depreciation, which is included in patimg net income and assumes the value of reateediminishes predictably
over time. We believe that real estate valuegdhte due to market conditions and in responseflation. FFO computations do not
consider scheduled principal payments on debttaapiprovements, distributions and other obligasi@f the Company. FFO and
FFO per share is not a substitute for our cash @iowet income per share as a measure of our ltgjuod operating performance or
our ability to pay dividends. Because other REhNa&y not compute FFO in the same manner, FFO mapex@bmparable among
REITs.

For the three months ended September 30, 2013, viFS05 2.00 per diluted common share, as compar8dlit@3 for the
same period in 2012, representing an increase)oP$ per diluted common share.

For the nine months ended September 30, 2013, FEO®6.40 per diluted common share, as compar8dtd6 for the
same period in 2012, representing an increase.@4Per diluted common share.

The following table reconciles from our net incotond=FO and FFO per diluted common share:

32



Three Months Ende Nine Months Ende:

September 3( September 3(
2013 2012 2013 2012
Net income $ 285,62¢€ $ 264,81¢ $ 759,554 $ 670,472
Adjust for amounts not included in FF
Depreciation and amortization, including disconéd
operations 96,537 89,991 278,475 265,517
Depreciation from unconsolidated real es
investment: 18,708 18,391 55,769 56,955
Gains on sale of real estate investm (168 (13,010 (168 (14,273
FFO allocable to equity holde 400,705 360,191 1,093,63( 978,671
Less allocation of FFO t(
Noncontrolling equity interes' (1,938 (1,730 (5,339 (4,950
Preferred shareholde- distributions (51,907 (49,267 (152,404 (156,272
Preferred shareholde- redemption: - (11,350 - (49,677
Restricted share unitholde (1,401 (1,198 (3,802 (2,990
FFO allocable to common shai $ 345,45¢€ $ 296,64€ $ 932,085 $ 764,782
Diluted weighted average common shz 172,793 171,70C 172,651 171,558
FFO per shar $ 2.00 $ 173 $ 5.40 $ 4.46

In addition to FFO, we often discuss “Core FFO” gleare which is also a non-GAAP measure that repte$-FO per share,
adjusted to exclude the impact of (i) foreign coogexchange gains and losses, consisting of acj&ih6.1 million and $9.3 million
for the three and nine months ended September03@, 2espectively (a gain of $9.0 million andlass of $2.5 million for the same
periods in 2012), (ii) the impact of EITF D-42, lmding our equity share from PSB, representing @gsutotaling $12.9 million and
$56.9 million, respectively, for the three and nmenths ended September 30, 2012 (none for the panmds in 2013), and (jii)
other items (including our equity share from PSH &hurgard Europe) such as facility closure chargestingency accruals, and
costs incurred in acquiring real estate facilitie/e believe Core FFO is a helpful measure in tstdeding our ongoing earnings and
cash flow . We also believe that the analyst comitpulikewise, reviews our Core FFO and Core FFD ghare (or similar measures
using different terminology). Core FFO is not &stitute for net income, earnings per share or dashfrom operations. Because
other REITs may not compute Core FFO in the samneraas we do, may not use the same terminologyagrnot present such a
measure, Core FFO may not be comparable among REITs

The following table reconciles from FFO per shar€bre FFO per share:

Three Months Ended September Nine Months Ended September !
Percentag Percentag
2013 2012 Change 2013 2012 Change
FFO per shar $ 2.00 $ 1.73 15.6% $ 540 $ 4.46 21.1%
Eliminate the per share impact of ite
excluded from Core FF(C
Foreign currency exchange (gain) I (0.09 (0.05; (0.05 0.01
Application of EITF [-42 - 0.08 - 0.33
Other items 0.01 - 0.01 0.02
Core FFO per sha $ 192 3 176 9.1% $ 536 $ 4.82 11.2%
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Real Estate Operations

Self-Storage OperationsOur self-storage operations represent 93% of owemees for the nine months ended September
30, 201 3. Our self-storage operations are aedlyn two groups: (i) the Same Store Facilitiepresenting the facilities that we
have owned and operated on a stabilized basis damwaary 1, 2011, and (ii) all other facilities, igthare newly acquired, newly
developed, or recently expanded facilities (theriNgame Store Facilities”).

Self-Storage Operations

Summary Three Months Ended September Nine Months Ended September :
Percentag Percentag
2013 2012 Change 2013 2012 Change

(Dollar amounts in thousand

Revenues:
Same Store Facilitie $ 441,011 $ 418,08t 55% $ 1,270,761 $ 1,206,30¢ 5.3%
Non Same Store Facilitie 36,967 27,084 36.5% 98,458 73,479 34.0%
Total rental incom 477,978 445,168 7.4% 1,369,21¢ 1,279,78¢ 7.0%
Cost of operations:
Same Store Facilitie 124,798 122,987 1.5% 378,743 382,524 (1.0)%
Non Same Store Faciliti¢ 11,953 8,631 38.5% 31,138 24,389 27.7%
Total cost of operatior 136,751 131,618 3.9% 409,881 406,912 0.7%
Net operating income (a):
Same Store Facilitie 316,213 295,098 7.2% 892,018 823,78t 8.3%
Non Same Store Faciliti¢ 25,014 18,453 35.6% 67,320 49,090 37.1%
Total net operating incorn 341,227 313,551 8.8% 959,338 872,87¢ 9.9%

Depreciation and amortization expense

Same Store Facilitie (76,043 (78,713 (3.4)% (229,504 (236,897 (3.1)%
Non Same Store Faciliti¢ (19,798 (10,481 88.9% (46,888 (26,212 78.9%
Total depreciation an
amortization expens (95,841 (89,194 7.5% (276,392 (263,109 5.0%
Total net income $ 245,38€ $ 224,357 9.4% $ 682,946 $ 609,76€ 12.0%

Number of facilities at period en
Same Store Facilitie 1,949 1,949 |
Non Same Store Faciliti¢ 148 106 39.6%

Net rentable square footage at period
(in thousands)

Same Store Facilitie 122,823 122,823 -
Non Same Store Faciliti¢ 11,808 8,054 46.6%

(a) See“Net Operating Incom” below for further information regarding this rGAAP measure
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Same Store Facilities
The Same Store Facilities represent those fasilthi@t have been owned and operated on a stabilesd since January 1,

2011 and therefore provide meaningful comparisams2D12 and 2013. The following table summarizes historical operating
results of these 1,949 facilities (122.8 milliort rentable square feet) that represent approximn8tél % of the aggregate net rentable
square feet of our U.S. consolidated self-storagtqlio at September 30, 2013.

(@
(b)
(c)

Selected Operating Data for the Same Store Facilés (1,94¢

facilities)
Three Months Ended September Nine Months Ended September .
Percentaqg Percentag
2013 2012 Change 2013 2012 Change
(Dollar amounts in thousands, except weighted @eeeaounts
Revenues
Rental income $ 419,02z $ 396,87¢ 5.6% $1,207,932 $1,145,517 5.4%
Late charges and administrative fi 21,98¢ 21,20€ 3.7% 62,82¢ 60,792 3.4%
Total revenues (¢ 441,011 418,08t 55% 1,270,761 1,206,30¢ 5.3%

Cost of operations

Property taxe: 43,652 40,702 7.2% 132,441 125,89¢ 5.2%
On-site property manager payr: 24,567 24,797 (0.9)% 75,791 75,27¢€ 0.7%
Supervisory payrol 8,302 8,22¢ 0.9% 26,08¢ 25,76€ 1.2%
Repairs and maintenan 9,68¢ 8,50C 14.0% 29,59¢ 31,17¢ (5.1)%
Utilities 10,04= 10,194 (1.5)% 27,862 27,942 (0.3)%
Advertising and selling expen 8,38t 10,21¢ (17.9)% 22,25C 31,332 (29.0)%
Other direct property cos 12,25¢ 12,77% (4.0)% 37,29¢ 37,57C (0.7)%
Allocated overhea 7,89¢ 7,578 4.3% 27,41% 27,562 (0.5)%
Total cost of operations (. 124,79¢ 122,987 1.5%  378,74% 382,524 (1.00%

Net operating income (I 316,213 295,09¢ 7.2%  892,01¢ 823,78t 8.3%
Depreciation and amortization expel (76,043 (78,713 (3.4)% (229,504 (236,897 (3.1)%
Net income $ 240,17C $ 216,38t 11.0% $ 662,514 $ 586,88¢ 12.9%

Gross margin (before depreciation ¢
amortization) 71.7% 70.6% 1.6% 70.2% 68.3% 2.8%

Weighted average for the peric

Square foot occupancy ( 94.4% 93.0% 1.5% 93.4% 91.9% 1.6%
Realized annual rental income p
Occupied square foot (i $ 14.4€ $ 13.9C 4.0% $ 14.04 $ 13.5¢ 3.8%
Available square foo* REVPAF") (d) $ 13.65 $ 12.9z 5.6% $ 13.11  $ 12.44 5.4%
Weighted average at September
Square foot occupant 93.6% 92.5% 1.2%
Annual contract rent per occupied square foo $ 1520 $ 1464 3.8%

Revenues and cost of operations do not includdlamncievenues and expenses generated at thetifgciith respect to tenant reinsurance
retail sales

See“Net Operating Incon” below for a reconciliation of this n-GAAP measure to our operating income in our incata¢ements for tt
threeandnine months endeSeptembe30, 2013 and 201:

Square foot occupancies represent weighted ave@ympancy levels over the entire peri

35



(d) Realized annual rent per occupied square footrigpabed by dividing annualized rental income, befate charges and administrative fees
the weighted average occupied square feet foreheg Realized annual rent per available squaoe fREVPAF”) is computed by dividin
annualized rental income, before late charges aimdirastrative fees, by the total available net abie square feet for the period. Tt
measures exclude late charges and administratéseifeorder to provide a better measure of our imgkevel of revenue. Late charges
dependent upon the level of delinquency, and aditnative fees are dependent upon the level of nmedn addition, the rates charged
late charges and administrative fees can vary ieggntly from rental rates. These measures takecomsideration promotional discoul
which reduce rental incom

(e) Contract rent represents the applicable contrachaithly rent charged to our tenants, excludingithpact of promotional discounts, |
charges, and administrative fe

Analysis of Same Store Revenue

Revenues generated by our Same Store Faci liteased by 5. 5 % in the three months ended Septe8th 2013 as
compared to the same period in 2012 due to a lirfkcBéase in average occupancy and a 4.0 % incheaselized rent per occupied
square foot. Revenues generated by our Same Faaiiies increased by 5. 3% in the nine monthdeel September 30, 2013 as
compared to the same period in 2012 due to a 1. i6c¥#ase in average occupancy and a 3. 8 % ireneasealized rent per
occupied square foot. The increase in realizetlpenoccupied square foot in both periods wasptirearily to rent increases for
tenants that have been renting with us longer e year, and to a lesser extent, reduced pronmatdiscounts given to new
tenants and higher rates charged to new tenants .

Same Store average occupancy levels were 2.0% rhagh@ year-over-year basis as we began 2013. &M&naed to
maintain a positive year-over-year spread througtteaithree and nine months ended September 3@, 28lcompared to the same
periods last year , however the spread narrowedHeagear progressed . We expect the year-overg@amancy spread to narrow
during the fourth quarter of 2013 , as comparidmeome more difficult .

Our future rental growth will be dependent upon yngattors for each market that we operate in, idiclg demand for self-
storage space, the level of competitor supply bfsserage space, our ability to increase renttdgdo new and existing tenants, the
level of promotional activities required, and tiverage length of stay of our tenants.

We believe that high occupancies help maximize mmtal revenue , along with our marketing and proonal
strategies . We seek to maintain an average oncygavel of at least 90%, by regularly adjustihg tental rates and promotions
offered to attract new tenants as well as adjusting marketing efforts on both television and théeinet in order to generate
sufficient move-in volume to replace tenants thetate. Demand fluctuates due to various localragibnal factors, including the
overall economy. Demand is higher in the summenthmthan in the winter months and, as a resuitaleates charged to new
tenants are typically higher in the summer montlas tin the winter months.

During the three months ended September 30, 20d2@ah2, the average annualized contractual ratesqueipied square
foot for tenants that moved in were $ 13.89 and3.134 , respectively, and the average annuatipedractual rents per occupied
square foot for tenants that vacated were $ 14n22%al13. 8 7, respectively. During the nine therended September 30, 2013
and 2012, the average annualized contractual petesccupied square foot for tenants that moveddre $ 13.09 and $ 12.88 ,
respectively, and the average annualized contriaents per occupied square foot for tenants theated were $ 13.71 and $ 13.57 ,
respectively.  The increase in contractual rémtsnove-ins during the three months ended Septerd®, 2013 w as the result of
more aggressive pricing, reflected primarily in uetions in contractual rates offered to new terianthe three months ended
September 30, 2012 that were not repeated to the segree during the same period in 2013 . Promattidiscounts, generally
representing a one-month reduction in contracteatsr, given in the first month of tenancy, deceda$ 2.1 million to $2 3 . 4
million during the three months ended Septembe2B8@3 as compared to the same period in 2012, encased $8. 1 million to $
61.7 million during the nine months ended Septen30e2013 as compared to the same period in 2Bt@motional discounts were
decreased due to higher occupancies.
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Increasing rental rates to existing tenants, gdigeoa an annual basis, is a key component of ewenue growth. We
determine the level of rental increases based uponexpectations regarding the impact of existiagant rate increases on
incremental move-outs. The level of revenue growwtthe remainder of 2013 resulting from rate iases to existing tenants will
depend upon the level of rent increases and thatireslevel of incremental move-outs.

We believe that the current trends in move-in, mowut and in place contractual rents are consistéthtour expectation of
continued revenue growth in the remainder of 20H8wever, such trends, when viewed in the shorf-are volatile and not
necessarily predictive of our revenues going fodazecause they are subject to many short-termriact®uch factors include initial
move-in rates, seasonal factors, the unit sizegaodraphical mix of the specific tenants movingimmoving out, the length of stay
of the tenants moving in or moving out, changesun pricing strategies, and the degree and timintate increases previously
passed to existing tenants.

Analysis of Same Sore Cost of Operations

Co st of operations (excluding depreciation an eriimation) in creased 1.5% and decreased 1.0%eirthree and nine
months ended September 30, 2013, respectivelyprapared to the same periods in 2012. The increaiee three month period
was due to higher property tax and repairs and tea@mce expense, offset partially by lower adviegigand selling expenses. The
decrease in the nine month period was due to rehsctn repairs and maintenance and advertisingsatithg expense , offset
partially by higher property tax expense.

Property tax expense increased 7.2% and 5.2% inhttlee and nine months ended September 30, 20483eatively, as
compared to the same periods in 2012, due to highsessed values and tax rates . The increade ithtee months ended
September 30, 2013 also reflects an increase irestimates of property tax for the year ending Ddwer 31, 2013. We expect
property tax growth of approximately 7.2 % foetthree months ending December 31, 2013 as compartb@é same period in
2012.

On-site property manager payroll expense was velgtiflat in each of the three and nine monthdeehSeptember 30,
2013 as compared to the same periods in 20k&ntives paid to property managers were lowerérthinee and nine months ended
September 30, 2013, offset by higher claims expedewith respect to employee health insurance bhenefWe expect moderate
increases in on-site property manager payroll expéor the remainder of 2013 as compar ed to time ggeriod in 2012.

Supervisory payroll expense, which represents cosgt®n paid to the management personnel who Hiraod indirectly
supervise the on-site property managers, incre@s@% and 1.2% in the three and nine months endede®ber 30, 2013,
respectively, as compared to the same periods i@ 2Qe principally to increased salaries and ineest During the remainder of
2013, we expect moderate growth in supervisoyygkbas compared to the same period in 2012.

Repairs and maintenance expense in creased 14ar@l%ecreased 5.1% in the three and nine montledeSeptember 30,
2013, respectively, as compared to the same peinc2i812. Repair and maintenance costs includes semoval expense, which is
incurred primarily in the first and fourth quartekthe year. Sn ow removal costs increased $iilion during the nine months
ended September 30, 2013 as compared to the saind pe2012, due to higher snowfall. Excludingpanremoval costs, repairs
and maintenance decreased 10.6 % in the nine mentiesd September 30, 2013 as compared to thepenod in 2012.

Repairs and maintenance expense levels are degemoiem many factors such as weather conditionschvbhan impact
repair and maintenance needs as well as when repak can be accomplished, inflation in materiati dabor costs, and random
events. We expect repairs and maintenance exgerskiding snow removal expense which totaled $@nillion in the three
months ended December 31, 2012) in the fourth quaft2013 to be comparable to the same perio@12 2

Our utility expenses are comprised primarily ofcéleity costs, which are dependent upon energgegriand usage
levels. Changes in usage levels are driven priynayi weather and temperature. Utility expensesmased 1.5% and 0.3% in the
three and nine months ended September 30, 207&atésely, as compared to the
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same periods in 2012, due primarily to de creassheL It is difficult to estimate future utilityost levels, because weather,
temperature, and energy prices are volatile anghreatictable.

Advertising and selling expense is comprised ppalty of Internet a dvertising, media advertisiagd the operating costs of
our telephone reservation center. These costsnddcl 17.9% and 29.0% in the three and nine moatied September 30 2013,
respectively, as compared to the same periods12,20ue primarily to the phase-out of our yellovg@advertising program as of
December 31, 2012, as well as reduced televisiorertiding and Internet search costs as a resuhigli occupancies at our
facilities . We expect continued declines in atiserg and selling expense in the remainder of 284 8ompared to the same period
in 2012 , however, at a much more moderate levdeofine than experienced during the first nine thewf 2013 .

Other direct property costs include administratx@enses incurred at the self-storage facilitieshss property insurance,
business license costs, bank charges related ¢tesgsing the properties’ cash receipts, credit fesd, and the cost of operating each
property’s rental office including supplies andefgione data communication lines. These costs anle4.0% and 0.7% in the
three and nine months ended September 30, 20 3¥atésely, as compared to the same periods in 20%8.expect moderate
increases in other direct property costs in theaiader of 201 3 as compared to the same perio612.2

Allocated overhead represents administrative exgrefisr shared general corporate functions, whiehadipcated to self-
storage property operations to the extent theortffare devoted to self-storage operations. fwuttions include data processing,
human resources, operational accounting and finamegketing, and costs of senior executives (othan the Chief Executive
Officer and Chief Financial Officer, which are inded in general and administrative expense). Atkd overhead in creased 4.3%
and decreased 0.5% in the three and nine momitksdeSeptember 30, 2013, respectively, as comgar#te same periods in
2012. We expect inflationary growth in allocategtdhead in the remainder of 2013 as compared teatre period in 2012.

The following table summarizes selected quartérigricial data with respect to the Same Store Fasili
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For the Quarter Ende
March 31 June 3( September 3 December 3: Entire Year

(Amounts in thousands, except for per square fouwiumt)
Total revenues

|
2012 $ 388,499 $ 399,728 3 418,085 $ 410,48¢ $ 1,616,79¢
Total cost of operation:
o s amss s woser s sz
2012 $ 134,411 $ 125,12¢ $ 122,987 $ 102,93 $ 485,460
Property taxes
__
2012 $ 43,142 $ 42,051 $ 40,703 $ 26,295 $ 152,191
Repairs and maintenanc
o s w0mas  soss  ees
2012 $ 12,235 $ 10,443 3 8,500 $ 8,901 $ 40,079
Advertising and selling expens
o e 7asss  eazs  mes
2012 $ 10,531 $ 10,586 $ 10,216 $ 7,538 $ 38,871
REVPAF:
2013 s 1267 $ 1302 $ 1365
2012 $ 12.01 $ 12.37 $ 1293 $ 12.73  $ 12.51
Weighted average realized annual rent per occlgiadre foot
o s e s asss s aaes
2012 $ 1330 $ 1339 $ 13.90 $ 1383 $ 13.61
Weighted average occupancy levels for the pe
e 1 VY S
2012 90.3% 92.4% 93.0% 92.1% 91.9%
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Analysis of Market Trends

The following table sets forth selected marketdseim our Same Store Facilities:

Same Store Facilities Operating Trends b'

Market

Revenues
Los Angeles (177 facilities
San Francisco (126 facilitie
New York (78 facilities'
Chicago (125 facilities
Washington DC (72 facilities
Seattl-Tacoma (85 facilities
Miami (59 facilities)
Dallas-Ft. Worth (99 facilities
Houston (80 facilities
Atlanta (89 facilities’
Philadelphia (55 facilities
Denver (47 facilities
Minneapoli-St. Paul (41 facilities
Portland (41 facilities
Orlandc-Daytona (45 facilities
All other markets (730 facilities

Total revenue

Net operating income
Los Angeles
San Francisc
New York
Chicago
Washington DC
Seattl-Tacoms
Miami
Dallas-Ft. Worth
Houston
Atlanta
Philadelphie
Denver
Minneapoli-St. Paul
Portland
Orlandc-Daytona
All other markets
Total net operating incorn

Three Months Ended September

Nine Months Ended September !

2013 2012 Change 2013 2012 Change
(Amounts in thousand:

$ 59,861 $ 56,723 55% $ 173,774 $ 165,047 5.3%

37,449 35,168 6.5% 108,050 102,046 5.9%

28,842 26,818 7.5% 83,544 77,574 7.7%

27,775 26,368 5.3% 79,384 75,731 4.8%

21,166 20,541 3.0% 61,229 59,367 3.1%

21,374 20,133 6.2% 61,190 57,673 6.1%

18,172 17,177 5.8% 52,365 49,927 4.9%

17,663 16,548 6.7% 50,686 47,859 5.9%

16,121 14,924 8.0% 46,184 42,896 7.7%

15,367 14,811 3.8% 44,347 42,813 3.6%

11,670 11,173 4.4% 33,498 32,584 2.8%

10,494 9,682 8.4% 29,668 27,467 8.0%

8,969 8,285 8.3% 25,310 23,385 8.2%

7,778 7,421 4.8% 22,441 21,338 5.2%

7,540 7,271 3.7% 21,833 20,952 4.2%

130,77C 125,042 4.6% 377,258 359,650 4.9%

$ 441,011 $ 418,085 55% $ 1,270,761 $  1,206,30¢ 5.3%

$ 47,526 $ 44,334 72% $ 136,912 $ 127,068 7.7%

29,197 27,053 7.9% 83,539 77,413 7.9%

19,846 17,917 10.8% 56,501 49,595 13.9%

16,634 15,975 4.1% 44,210 41,452 6.7%

16,093 15,608 3.1% 45,896 44,221 3.8%

16,405 15,380 6.7% 46,142 42,457 8.7%

12,506 11,577 8.0% 35,574 33,207 7.1%

11,940 10,905 9.5% 33,212 30,384 9.3%

10,883 9,817 10.9% 30,841 27,320 12.9%

10,921 10,365 5.4% 30,688 28,547 7.5%

8,051 7,507 7.2% 22,470 21,662 3.7%

7,685 6,938 10.8% 21,119 19,020 11.0%

6,117 5,610 9.0% 16,261 14,574 11.6%

5,862 5,548 5.7% 16,527 15,259 8.3%

5,112 4,833 5.8% 14,239 13,422 6.1%

91,435 85,731 6.7% 257,887 238,184 8.3%

$ 316,213 $ 295,098 7.2% $ 892,018 $ 823,785 8.3%
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Same Store Facilities Operating Trends b
Market (Continued)

Three Months Ended September Nine Months Ended September :
2013 2012 Change 2013 2012 Change

Weighted average square foot occupa

San Francisc 95.1% 93.4% 1.8% 94.5% 93.1% 1.5%

Chicago 94.8% 93.4% 1.5% 93.9% 92.4% 1.6%

Seattl-Tacome 94.2% 92.3% 2.1% 93.1% 91.2% 2.1%

Dallas-Ft. Worth 94.5% 92.8% 1.8% 93.3% 91.6% 1.9%

Atlanta 93.6% 92.1% 1.6% 91.9% 90.5% 1.5%

Denver 96.2% 95.9% 0.3% 95.3% 94.1% 1.3%

Portland 94.9% 94.3% 0.6% 94.1% 92.7% 1.5%

All other markets 94.0% 92.8% 1.3% 93.0% 91.4% 1.8%

Realized annual rent per occupied square

San Francisc 20.55 19.64 4.6% 19.87 19.04 4.4%

Chicago 14.16 13.60 4.1% 13.64 13.17 3.6%

Seattl-Tacoms 15.50 14.92 3.9% 14.99 14.42

Dallas-Ft. Worth 11.27 10.76 4.7% 10.92 10.50 4.0%

Atlanta 10.49 10.23 2.5% 10.28 10.03

Denver 13.73 12.70 8.1% 13.08 12.24

Portland 14.56 13.95 4.4% 14.12 13.62

All other markets 11.69 11.30 3.5% 11.36 11.01
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Same Store Facilities Operating Trends b'
Market (Continued)

Three Months Ended September Nine Months Ended September :
2013 2012 Change 2013 2012 Change
REVPAF:
Los Angeles $ 19.35 $ 18.37 53% $ 18.72 $ 17.82 5.1%
San Francisc 19.53 18.34 6.5% 18.78 17.73 5.9%
New York 21.34 19.80 7.8% 20.63 19.11 8.0%
Chicago 13.43 12.70 5.7% 12.80 12.17 5.2%
Washington DC 19.59 18.96 3.3% 18.89 18.28 3.3%
Seattl-Tacoms 14.61 13.77 6.1% 13.96 13.15 6.2%
Miami 16.32 15.38 6.1% 15.67 14.89 5.2%
Dallas-Ft. Worth 10.65 9.98 6.7% 10.19 9.61 6.0%
Houston 11.04 10.25 7.7% 10.55 9.82 7.4%
Atlanta 9.82 9.42 4.2% 9.45 9.08 4.1%
Philadelphie 12.97 12.39 4.7% 12.41 12.06 2.9%
Denver 13.21 12.18 8.5% 12.46 11.51 8.3%
Minneapoli-St. Paul 12.06 11.14 8.3% 11.38 10.49 8.5%
Portland 13.81 13.16 4.9% 13.29 12.62 5.3%
Orlandc-Daytona 10.53 10.12 4.1% 10.15 9.72 4.4%
All other markets 10.98 10.49 4.7% 10.57 10.06 5.1%
Total REVPAF $ 13.65 $ 12.93 5.6% $ 13.11 $ 12.44 5.4%

We believe that our geographic diversification anéle provide some insulation from localized ecoicceffects and add to
the stability of our cash flows. It is difficult predict localized trends in short-term self-sggralemand and operating results. Over
the long run, we believe that markets that expedguopulation growth, high employment, and othesvezhibit economic strength
and consistency will outperform markets that doendtibit these characteristics.

Non Same Store Facilities

The Non Same Store Facilities at September 30 ,20tepresent 148 facilities that were not stabdi with respect to
occupancies or rental rates since January 1, 20drthat we did not own as of January 1, 201As.a result of the stabilization
process and timing of when the facilities were @egli, year-over-year changes can be significemthe following table, “Other
facilities” includes all facilities that we have oed, but were not yet stabilized as of January2011, as well as three facilities that
we obtained control of and began consolidatingGh2 .

The following table summarizes operating data wéttpect to these facilities:
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NON SAME STORE FACILITIES

Rental income:
2013 third party acquisitior
2012 third party acquisitior
Other facilities
Total rental incom

Cost of operations before depreciation ani
amortization expense:

2013 third party acquisitior
2012 third party acquisitior
Other facilities

Total cost of operatior

Net operating income and net income
2013 third party acquisitior
2012 third party acquisitior
Other facilities
Total net operating income (
Depreciation and amortization expel
Net income

At September 3(
Square foot occupanc
2013 third party acquisitior
2012 third party acquisitior
Other facilities

Annual contract rent per occupied square f
2013 third party acquisitior
2012 third party acquisitior
Other facilities

Number of facilities
2013 third party acquisitior
2012 third party acquisitior
Other facilities

Net rentable square feet (in thousan
2013 third party acquisitior
2012 third party acquisitior
Other facilities

Three Months Ended September

Nine Months Ended September .

2013 2012 Change 2013 2012 Change
(Dollar amounts in thousands, except square foatuauts)

3,926 $ -$ 3,926 $ 4,303 $ - $ 4,303
5,932 2,402 3,530 16,174 3,881 12,293
27,109 24,682 2,427 77,981 69,598 8,383
36,967 27,084 9,883 98,458 73,479 24,979
1,704 $ - $ 1,704 $ 1,864 $ -$ 1,864
2,291 1,087 1,204 6,189 1,785 4,404
7,958 7,544 414 23,085 22,604 481
11,953 8,631 3,322 31,138 24,389 6,749
2,222 $ - $ 2,222 % 2,439 $ - $ 2,439
3,641 1,315 2,326 9,985 2,096 7,889
19,151 17,138 2,013 54,896 46,994 7,902
25,014 18,453 6,561 67,320 49,090 18,230
(19,798 (10,481 (9,317 (46,888 (26,212 (20,676
5216 $ 7972 $ (2,756 $ 20,432 $ 22,878 $ (2,446
76.1% o i
86.7% 77.8% 11.4%
89.7% 89.8% (0.1)%
86.3% 88.0% (1.9)%
$ 1457 $ o i
13.36 15.42 (13.4)%
16.52 15.95 3.6%
15.58 15.88 (1.9)%
32 - 32
24 14 10
92 92 |
148 106 42
2,492 - 2,492
2,117 1,148 969
7,199 6,906 293
11,808 8,054 3,754
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(@) See “Net Operating Income” below for a recaatidn of this non-GAAP measure to our net incomeur statements of income for the three
and nine months ended September 30, 2013 atd 20

During 2012, we acquired 24 self-storage facilifiesn third parties for $225.5 million, and durittge first nine months of
2013, we acquired 32 facilities from third partfes $ 392.4 million. During 2013, we completdte expansion of a facility
acquired in 2012 for $ 20.4 million (which excludbg cost to acquire the facility totaling $28.8limin) in additional development
cost, adding 209,000 net rentable square feetoodgt space . The weighted average annualized fgelthe facilities acquired in
2012 (excluding the facility that was acquired D12 and expanded in 2013 ) was 6. 6 % during tisé riine months of 2013. The
weighted average annualized yield with respedi¢éo2013 acquisitions is not meaningful due to ounitéd ownership period.

During the nine months ended September 30, 2013completed expansions to the Other facilities, 1agld293,000 net
rentable square feet of self-storage space, ajgmegate cost of $19.9 million.

We expect to increase the number of Non Same Sidfagilities over at least the next twelve montitsugh development
of additional self-storage space and acquisitiohexisting facilities from third parties. As ofSeptember 30, 2013, we ha ve
development and expansion projects which will apireximately 1. 6 million net rentable square felestorage space at a total cost
of approximately $188 million. A total of $ 46illion in costs were incurred through SeptemB@y 2013, with the remaining
costs expected to be incurred primarily in the thete months of 2013 and in 2014. Some of thesiegs are subject to significant
contingencies such as entitlement approval. Weexfw continue to seek additional developmentgutsj however, the level of
future development may be limited due to variousst@ints such as difficulty in finding projectsatrmeet our risk-adjusted yield
expectations and challenges in obtaining buildiegmts for self-storage activities in certain mupddities.

During the three months ending December 31, 20&3xpect to complete the acquisition of 88 selfeggo facilities located
in California, Colorado, Florida, Georgia, Northr@lina, South Carolina, Texas and Virginia, at &ltcost of approximately $754
million. A total of $ 3 24 million (representingi4elf-storage facilities) of these acquisitionavie been completed as of November
5, 2013 . We expect to continue to seek to iaeqadditional self-storage facilities from thirdagies . There is significant
competition to acquire existing facilities and #ean be no assurance that we will be able to exquiditional facilities at prices we
will find attractive.

We believe that our management and operating infretsire will result in newly acquired facilitiesabilizing at a higher
level of net operating income than was achievedhieyprevious owners. However, it can take 24 oremmonths for these newly
acquired facilities to reach stabilization, and tigmate levels of net operating income to be ecéd can be affected by changes in
general economic conditions. As a result, them foa no assurance that our expectations with respethese facilities will be
achieved. However, we expect the Non Same Staritities to continue to provide earnings growthidgrthe remainder of 2013 as
these facilities approach stabilized occupancyl$eve

Equity in earnings of unconsolidated real estatetities

At September 30 , 201 3 , we have equity investmémtPSB, Shurgard Europe and various limited pastnips. We
account for such investments using the equity ntetho

Equity in earnings of unconsolidated real estatities for the three and nine months ended Sdpme0, 2013 and 2012
consists of our pro-rata share of the net incomthe$e unconsolidated real estate entities for padiod. The following table sets
forth the significant components of equity in eags of unconsolidated real estate entities.
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Historical summary: Three Months Ended September Nine Months Ended September .
2013 2012 Change 2013 2012 Change

(Amounts in thousand:
Equity in earnings

PSB $ 4,861 $ 2,801 $ 2,060 $ 14,147 $ 5427 $ 8,720
Shurgard Europe 8,953 9,442 (489) 23,644 23,764 (120}
Other Investment: 455 399 56 1,222 1,162 60
Total equity in earning $ 14,269 $ 12,642 $ 1,627 $ 39,013 $ 30,353 $ 8,660

Investment in PSB At September 30, 2013, we have an approxim&@&ecommon equity interest in PSB, comprised of
our ownership of 6,208,354 shares of PSB’s comntonks(which includes 406,748 shares that we pueshas open-market
transactions for an aggregate cost of $29.8 millileming the three months ended September 30, 2848)7,305,355 limited
partnership units in PSB’s underlying operatingtpenship. The limited partnership units are corilskrtat our option, subject to
certain conditions, on a one-for-one basis into R8BImon stock. On November 7, 2013, we expecttpiee 950,000 shares of
PSB common stock at $79.25 per share (a total 5f3million), in a private placement that is expecto close concurrently with
PSB'’s public offering of approximately 1.3 millimommon shares (prior to exercise of the undenvsitever-allotment option) at
$79.25 per share.

At September 30, 2013, PSB owned and operated 28illéon rentable square feet of commercial spimated in eight
states. PSB also manages commercial space th@at/mpursuant to property management agreements.

Equity in earnings from PSB increased to $ 4.9ioniland $ 14. 1 m illion in the three and ninemfs ended
September 30, 2013, respectively , from $ 2.8 amiliind $ 5.4 million in the same periods in 20&8pectively . These
increases are due primarily to our equity sharalit $ 1.6 million and $7.2 million during theréie and nine months
ended September 30, 2012, respectively, of EITR2@Harges from PSB’s redemptions of preferred siEsi(none in
2013) . See Note 4 to our September 30, 2013 dinhetatements for selected financial informatiomPSB, as well as
PSB’s filings and selected financial informationathcan be accessed through the SEC, and on PSHisiteje
www.psbusinessparks.com.

Our investment in PSB, which we plan on holdingtfa long-term, provides us with some diversificati

Investment in Shurgard Europe: Equity in earnings of Shurgard Europe represents48%o equity share of Shurgard
Europe’s net income. At September 30, 2013, Shdrgarope’s operations are comprised of 187 whoWyned facilities with 10
million net rentable square feet. Selected finaindata for Shurgard Europe for the nine monthedrgeptember 30, 2013 and 2012
is included in Note 4 to our September 30, 201arfaial statements. As described in more detaMate 4, we receive interest
income and trademark license fees from Shurgardgeyrof which 49% is classified as equity in eageiand the remaining 51% as
interest and other income.

Equity in earnings from Shurgard Europe de cre&sel9.0 million and $ 23.6 million for the threedanine months ended
September 30 , 2013 , respectively, as compar&d%4 million and $ 23.8 million during the saperiod s in 2012. Th ese de
crease s w ere due primarily to i) our equity shafra $1.1 million gain on disposition of assetsorded by Shurgard Europe in the
three months ended September 30, 2012 and i i) negpect to the nine month s ended September 3@ 2@rmination charges
related to the closure of a facility, offset by fieduced interest expense on Shurgard Europasgagable to Wells Fargo as a result
of principal reduction and lower interest ratesiy ) lower general and administrative expensed @nincrease s in the average
exchange rate for the U.S. Dollar to the Euro frora51 and 1.282 for the three and nine months ei8atember 30, 2012,
respectively, to 1.324 and 1.317 for the same gerin 2013 .

Shurgard Europe has no development pipeline anéxpectations in the short-term of acquiring anyilifaes from third
parties . Accordingly, at least in the short-teamr, future earnings from Shurgard Europe will
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be affected primarily by the operating results tsf éxisting facilities, as well as the exchange ta¢tween the U.S. Dollar and
currencies in the countries Shurgard Europe cosdtscbusiness, principally the Euro.

European Same Store Facilities The Shurgard Europe Same Store Pool represeatd@3 facilities (8. 7 million net
rentable square feet, representing 86% of the ggtgenet rentable square feet of Shurgard Eurggedfsstorage portfolio) that have
been consolidated and operated by Shurgard Europee siabilized basis since January 1, 2011 ancftiver provide meaningful
comparisons for 2012 and 2013. We evaluate thfonpeance of these facilities because Shurgard Esoability to effectively
manage stabilized facilities represents an importaasure of its ability to grow its earnings other long-term.

The following table reflects 100% of the operatiegults of those 163 facilities, and we restateetkehange rates used in
prior year’'s presentation to the actual exchanggsrfor the three and nine months ended Septen@fsr2013. However, only our
pro rata share of the operating results for thasgitfes, based upon the actual exchange ratesacin period, is included in “equity in
earnings of unconsolidated real estate entitiesworstatements of income.

In Note 4 to our September 30, 2013 financial statgs, we disclose Shurgard Europe’s consolidapedating results for
the three and nine months ended September 30, @0d32012. Shurgard Europe’s consolidated operatisglts include 2 4
additional facilities that are not Same Store Haéedl, and are based upon historical exchange ratker than constant exchange rates
for each of the respective periods .

Selected Operating Data for the Shurgard Europe Sagn

Store Pool (163 facilities) Three Months Ended September Nine Months Ended September :
Percentag Percentag
2013 2012 Change 2013 2012 Change

(Dollar amounts in thousands, except weighted ayeedata, utilizing consta
exchange rates) (a)

Revenues (including late charges and administréties) $ 47,998 $ 49,199 (2.4)%$ 141,34C$  144,92% (2.5)%

Less: Cost of operations (excluding depreciaticsh

amortization expense 19,732 19,913 (0.9)% 60,523 60,941 (0.7)%
Net operating income (t $ 28,266 $ 29,286 (3.5)% $ 80,817 $ 83,984 (3.8)%
Gross margit 58.9% 59.5% (1.0)% 57.2% 57.9% (1.2)%

Weighted average for the peric
Square foot occupancy (¢ 81.5% 83.6% (2.5)% 80.7% 83.5% (3.4)%

Realized annual rent, prior to late charges andrasdtrative

fees, per
Occupied square foot (i $ 26.70 $ 26.75 0.2)%$ 26.50 $ 26.28 0.8%
Available square foot*REVPAF") (d) $ 2176 $ 22.37 2.7%$ 21.39% 21.94 (2.5)%

Average Euro to the U.S. Dollar for the period
Constant exchange rates used hel 1.324 1.324 - 1.317 1.317 -
Actual historical exchange rate 1.324 1.251 5.8% 1.317 1.282 2.7%

(@) In order to isolate changes in the underlyipgrations from the impact of exchange rates, theuats in this table are presented on a
constant exchange rate basis. The amounts fathtBe and nine months ended September 30 , 282 leen restated using the actual
exchange rates for the three and nine months edelember 30 , 2013.

(b) We present Shurgard Europe’s same-store neatipg income or “NOI,” which is a non-GAAP (genkyaaccepted accounting principles)
financial measure that excludes the impact of deatien and amortization expense. We believe t@t is a meaningful measure of
operating performance, because we utilize NOI ikintadecisions with respect to capital allocatiansjetermining current property values,
in evaluating property performance and in comparpegiod-to-period and market-to-market property rapieg results. In addition, we
believe the investment community utilizes
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NOI in determining operating performance and resthte values, and does not consider depreciatipense because it is based upon
historical cost. NOI is not a substitute for netame, net operating cash flow, or other related ®Afancial measures, in evaluating
Shurgard Europe’s operating results.

(c) Square foot occupancies represent weightedageasccupancy levels over the entire period.

(d) R ealized annual rent per occupied squareisomdmputed by dividing annualized rental inconefpbe late charges and administrative fees,
by the weighted average occupied square feet ®p#riod. Realized annual rent per available sgfmot (‘“REVPAF") is computed by
dividing annualized rental income, before late gearand administrative fees, by the total availaigé rentable square feet for the
period. These measures exclude late charges amihiattative fees in order to provide a better measof our ongoing level of
revenue. Late charges are dependent upon the déddlinquency, and administrative fees are dependpon the level of move-ins. In
addition, the rates charged for late charges amdirastrative fees can vary independently from remédes. These measures take into
consideration promotional discoun ts, which redwcgal income.

Net operating income decreased 3.5 % and 3. 8r%é three and nine months ended September 33, 28spectively, as
compared to the same periods in 2012, principally t a reduction in revenue of 2.4% and 2.5%peetvely, and relatively flat
cost of operations. The revenue declines in theetlind nine months ended September 30, 2013 gsacednto the same periods in
2012 includes reductions in revenues of $0. 6 amill{ 9.0 %) and $2.0 million (10.1%), respectivelythe United Kingdom due to
the imposition of a 20% value-added tax on rergaénues effective November 1, 2012 which reducedealized rents to new and
existing customers . Based upon current operatiegds and metrics, we expect Shurgard Europe’seS8tore Facilities to
experience a year over year reduction in revenuesglthe remainder of 2013.

See “Liquidity and Capital Resources — Shurgardpet for additional information on Shurgard Eurapkquidity.

Other Investments The “Other Investments” at September 30, 2013anmeprised primarily of our equity in earnings from
various limited partnerships that own an aggregate4 self-storage facilities (792,000 net rentadijeare feet). Our future earnings
with respect to the Other Investments will be defeerh upon the operating results of the facilitiesse entities own. See Note 4 to our
September 30, 2013 financial statements under@hieet Investments” for certain condensed combiimeghtial information of these
entities.

Ancillary Operations

Ancillary revenues and expenses include amountxaded with (i) the reinsurance of policies agalasses to goods stored
by tenants in our self-storage facilities in th&1)(ii) merchandise sales, (iii) commercial prép@perations and (iv) management of
42 facilities owned by third parties and the Unaditkated Real Estate Entities.

Commercial property operations are included in commercial segment and all other ancillary revenaled costs of
operations are not allocated to any segment. Se#e Nl to our September 30, 2013 financial statésnfam further information
regarding our segments and for a reconciliatiothe$e ancillary revenues and cost of operatioasitmet income.

The following table sets forth our ancillary opéas as presented on our income statements:
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Three Months Ended September Nine Months Ended September .
2013 2012 Change 2013 2012 Change

(Amounts in thousand:
Ancillary Revenues

Tenant reinsurance premiun $ 21,722 $ 19,943 $ 1,779 $ 63,121 $ 57,958 $ 5,163
Commercia 3,593 3,457 136 10,617 10,596 21
Merchandise and oth: 8,664 8,613 51 25,278 24,468 810

Total revenue 33,979 32,013 1,966 99,016 93,022 5,994

Ancillary Cost of Operation:

Tenant reinsuranc 4,757 3,801 956 12,226 10,650 1,576
Commercial 1,329 1,100 229 3,958 3,620 338
Merchandise and oth 4,966 4,956 10 14,698 14,886 (188)
Total cost of operatior 11,052 9,857 1,195 30,882 29,156 1,726
Commercial depreciatio 696 703 ()] 2,083 2,086 3)

Ancillary net income

Tenant reinsuranc 16,965 16,142 823 50,895 47,308 3,587
Commercial 1,568 1,654 (86) 4,576 4,890 (314)
Merchandise and oth: 3,698 3,657 41 10,580 9,582 998

Total ancillary net incom $ 22,231 $ 21,453 % 778 $ 66,051 $ 61,780 $ 4,271

Tenant reinsurance operations:We reinsure policies offered through a non-affdéhinsurance company against losses to
goods stored by tenants in the domestic self-seorfagilities we operate. The level of tenant refagce revenues is largely
dependent upon the level of premiums charged foh dosurance and the number of tenants that paatieiin the insurance
program. Cost of operations primarily includesrok paid that are not covered by our outside thady insurers, as well as claims
adjustment expenses. These costs are dependatrifyiupon the level of losses incurred, includthg level of catastrophic events,
such as hurricanes, that occur and affect our ptiepehereby increasing tenant insurance claims.

The increase in tenant insurance revenues in tiee #nd nine months ended September 30, 2013 ngsaced to the same
periods in 2012, was due primarily to (i) an in@edn the number of tenants participating in theiiance program, due to a larger
tenant base combined with a higher participatieelleand (ii) an increase in average premium ras.average, approximately 6 5
% and 6 4 % of our tenants had such policies dutiegthree and nine months ended September 30, 281®mpared to 63% for
each of the same periods in 2012. We expect lesgtlg in the percentage of tenants with insuraraeips, and approximately flat
premium rates, in the remainder of 2013 as compiaréue growth experienced in the first nine morgh2013.

Commercial operations: We also own and operate commercial facilities, prify the leasing of small retail storefronts and
office space located on or near our existing delfege facilities. We do not expect any significahanges in revenues or
profitability from our commercial operations.

Merchandise sales and otherWe sell locks, boxes, and packing supplies at elfrstorage facilities, and the level of sales
of these items is primarily impacted by the levehmve-ins and other customer traffic at our sedfage facilities. During the nine
months ended September 30, 2013 as compared sathe period in 2012, merchandise sales and margpreved primarily as a
result of higher retail prices for our locks , caméal with higher sales volumes for other producthese amounts include, to a much
lesser extent, the results of our management o$df2storage facilities in the U.S. for third paowners and other partnerships that
we account for on the equity method.
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Other Income and Expense Items

Interest and other income:Interest and other income was $ 5.6 million anti6$/ million in the three and nine months
ended September 30, 2013, as compared to $ 5.iméhd $ 16.6 million for the same periods in 20Xk&erest and other income
primarily includes interest income on loans reckigafrom Shurgard Europe, as well as trademarkn$ieefees received from
Shurgard Europe for the use of the “Shurgard” tragdme. We record 51% of the aggregate interesiiecand trademark license
fees as interest and other income, while the rema0% is presented as additional equity in e@sion our statements of income.

Aggregate i nterest income and trademark license feceived from Shurgard Europe was $ 5.1 mibiod $ 15.2 million in
the three and nine months ended September 30, 88X®mpared to $ 4.9 million and $ 14.9 milliontfte same periods in 2012.

The loan receivable from Shurgard Europe is denataichin Euros, has a balance of € 311.0 milliod @0 . 4 million) as
of September 30, 2013, and matures in February.2Blifure interest income recorded in connectidh tiis loan will be dependent
upon the average outstanding balance as well aaxttteange rate of the Euro versus the U.S. DoldIrsuch interest has been paid
currently when due and we expect the interest mioe to be paid when due with Shurgard Europpé&rating cash flow. The terms
of a loan payable by Shurgard Europe to a bank avjprincipal amount of € 117.5 million at Septem®@ 2013, requires significant
principal repayments through the maturity date ovémber 2014. As a result, in the year ended Dbeei®1, 2012 and the nine
months ended September 30, 2013, there were nogaimepayments on our loan, and future princippllyments on our loan will
be limited until the bank loan is repaid.

We expect our joint venture partner in Shurgardoarto acquire 51% of our loan receivable from §arwd Europe for
approximately € 158.6 million ( $214 million based the exchange rate at September 30, 2013) dthimghree months ending
December 31, 2013; however, completion of thisgaation is subject to contingencies. If this teanti®n is consummated, it would
result in the elimination of all of the interest@me from our loan receivable, which totaled $miion and $ 14.3 million during the
three and nine months ended September 30, 201 &atesely.

The remainder of our interest and other incomenisprised primarily of interest earned on cash kadaras well as sundry
other income items that are received from timeirreetin varying amounts. Interest income on cadart®s has been minimal,
because rates have been at historic lows of 0.1#ssr and we expect this trend to continue irffdheseeable future. Future earnings
from sundry other income items are not predictable.

Depreciation and amortizationDepreciation and amortization increased to $ 9é8lion and $ 278.5 million for the three
and nine months ended September 30, 2013, as cethpa$ 89.9 million and $ 265.2 million in the samperiods in 2012, due
principally to newly acquired facilities. The lévef future depreciation and amortization will panily depend upon the level of
acquisitions of facilities and the level of capiadpenditures we incur on our facilities.

General and administrative expenseThe following table sets forth our g eneral adthaistrative expense:

Three Months Ended September Nine Months Ended September .
2013 2012 Change 2013 2012 Change

(Amounts in thousand:

Shar-based compensation expel $ 8,592 $ 7,111 $ 1,481 % 21,491 $ 18,394 $ 3,097
Costs of senior executivi 419 419 - 4,892 4,319 573
Development and acquisition co 3,077 1,228 1,849 6,088 4,694 1,394
Tax compliance costs and taxes p 1,002 1,240 (238 3,394 3,840 (446,
Legal cost: 702 1,083 (381, 2,824 3,082 (258,
Public company cos 709 721 (12) 2,379 2,238 141
Other costt 3,149 3,496 (347 8,920 7,550 1,370

Total $ 17,650 $ 15,298 $ 2,352 $ 49,988 $ 44,117 $ 5,871
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Share-based compensation expense includes theizatiort of restricted share units (‘RSUs”) and &toptions granted to
employees, as well as employer taxes incurred upsting of RSUs and upon exercise of employee siptikns. The level of share-
based compensation expense varies based uponviieofegrants and forfeitures. Share-based congimmscost increased $ 1.5
million and $ 3.1 million in the three and ninemths ended September 30, 2013 as compared t@the geriods in 2012, due
primarily to additional share-based grants. Weeekshare-based compensation expense to incredbe iemainder of 2013 as
compared to the same period in 2012, at a ratéasitoi that experienced in the three months enagdetnber 30, 2013. See Note 10
to our September 30, 2013 financial statementéufther information on our share-based compensation

Costs of senior executives represent the cash amwapen paid to our chief executive officer andetliinancial officer. The
increase in the nine months ended September 3@ @9Xompared to the same period in 2012 is dusn tmcrease in incentive
compensation.

Development and acquisition costs represent inteand external expenses related to our acquisidiod development
activities and varies primarily based upon the ll®@fedevelopment and acquisition activities undegta Incremental legal, transfer
tax, and other related costs of approximately $niilion and $ 1.7 million were incurred in conniect with the acquisition of real
estate facilities in the three and nine months @r8leptember 30, 2013 as compared to $ 0.4 midlimh$ 1.3 million in the same
periods in 2012. We expect an increase in ongdéglopment and acquisition costs in the remainfi2013 due to the expansion
of our development and acquisition activities waedl as increased incremental legal, transfer tack @ther related costs associated
with our expected acquisition of $754 million offsgtorage facilities in the three months ending@=aber 31, 2013.

Tax compliance costs and taxes paid include taaebtp various state and local authorities, theriml and external costs of
filing tax returns, costs associated with complyimigh federal and state tax laws, and maintaining compliance with Internal
Revenue Service REIT rules. Such costs vary pifyriaased upon the tax rates of the various siategich we do business.

Legal costs include internal personnel as well exs fpaid to legal firms and other third partieshwiéspect to general
corporate legal matters and risk management, anelsvidased upon the level of litigation.

Public company costs represent the incrementas adsiperating as a publicly-traded company, sucimi@rnal and external
investor relations expenses, stock listing andsfiemnagent fees, board of directors’ costs, andscassociated with maintaining
compliance with applicable laws and regulationsluding the Dodd-Frank Act and Sarbanes-Oxley Act.

Other costs increased in the nine months endece®éer 30, 2013 due primarily to an increase in egg# termination
costs.

Our future general and administrative expensesliffieult to estimate, due to their dependence upamy factors, including
those noted above.

Interest expenselnterest expense was $ 0.5 million and $ 4.6 nmillior the three and nine months ended September 30,
2013 as compared to $ 4.9 million and $ 15.3 nmilfior the same periods in 2012.

The decrease in the three and nine months enderSiegr 30, 2013 as compared to the same perio@918, is due
primarily to principal repayments , combined witicieases of $ 0. 8 million and $ 2. 3 million irpitalized interest in the three and
nine months ended September 30, 2013 associathdwitdevelopment activities . See Note 6 to®eptember 30, 2013 financial
statements for a schedule of our notes payableteda principal repayment requirements, and averageest rates. We expect that
a majority of our interest expense in the remaied@013 will be capitalized as real estate costs.

Foreign Exchange Gain (Loss)We recorded foreign currency translation gain $ d6.1 million and $ 9.3 million in the
three and nine months ended September 30, 20 atégely, as compared to a gain of $ 9 .0 nillémd a loss $ 2.5 million for the
same periods in 2012, respectively, representimggpily the change in the U.S.
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Dollar equivalent of our Euro-based loan receivdien Shurgard Europe due to fluctuations in exgearates. We have not entered
into any agreements to mitigate the impact of cwayeexchange fluctuations between the U.S. Doltat the Euro, therefore the
amount of U.S. Dollars we will receive on repaymeiilt depend upon the currency exchange rates att ttme. We record the
exchange gains or losses into net income eachdpbecause of our continued expectation of repaymwiettite loan in the foreseeable
future. The U.S. Dollar exchange rate relativéheoEuro was approximately 1.3 52, 1 . 301 ad.@22 at September 30, 2013, June
30, 2013 and December 31, 2012, respectively.

Future foreign exchange gains or losses will beeddpnt primarily upon the movement of the Eurotinetato the U.S.
Dollar, the amount owed to us by Shurgard Europg @mr continued expectation of collecting the pipat on the loan in the
foreseeable future.  As noted above, we expacjoint venture partner in Shurgard Europe to &eq&1% of our loan receivable
from Shurgard Europe for approximately $214 milliduring the three months ending December 31, 20G@®ever, completion of
this transaction is subject to contingencies.

Net Income Allocable to Preferred Shareholdergllocations of net income to our preferred shatééars generally consists
of allocations (i) based on distributions and ii)applying EITF D-42 when we redeem preferred ebhaiDuring 2012, we redeemed
certain existing series of preferred shares andetsadditional preferred shares at lower coupoesraNet income allocable to
preferred shareholders in applying EITF D-42 tata®d 1 .4 million and $ 49 . 7 million in the thread nine months ended
September 30, 201 2 (there were no redemptiongefémped securities and as a result, no EITF Diitaions in 2013 ). Net
income allocable to preferred shareholders assatiaith distributions decreased during the thred rine months ended September
30, 2013, as compared to the same periods in 204 primarily to lower average dividend rates amder average outstanding
preferred shares. Based upon our preferred slarssanding at September 30, 2013, our quartesyriblition to our preferred
shareholders is expected to be approximately &bil@n.

Net Operating Income

In our discussions above, we refer to net operatingme or “NOI,” which is a non-GAAP (generallycapted accounting
principles) financial measure that excludes theaatpf depreciation and amortization expense. @ele that NOI is a meaningful
measure of operating performance, because weeutli2l in making decisions with respect to capitédcations, in determining
current property values, in evaluating propertyfganance and in comparing period-to-period and miat-market property
operating results. In addition, we believe theestment community utilizes NOI in determining opiergperformance and real estate
values, and does not consider depreciation exgessause it is based upon historical cost. NObtsansubstitute for net income, net
operating cash flow, or other related GAAP finahceeasures, in evaluating our operating resultse following table reconciles
NOI generated by our self-storage facilities to operating income:
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Self-storage net operating incon
Same Store Facilitie
Non Same Store Faciliti¢

Self-storage depreciation expen
Same Store Facilitie
Non Same Store Faciliti¢

Self-storage net incomi
Same Store Facilitie
Non Same Store Faciliti¢
Total net income from sestorage

Ancillary operating revenu

Ancillary cost of operation

Commercial depreciation and amortizat

General and administrative expen
Operating incom

Three Months Ended September

Nine Months Ended September .

2013 2012 2013 2012
(Amounts in thousand:

316,213 295,098 $ 892,018 823,785
25,014 18,453 67,320 49,090
341,227 313,551 959,338 872,875
(76,043 (78,713 (229,504 (236,897
(19,798 (10,481 (46,888 (26,212
(95,841 (89,194 (276,392 (263,109
240,17C 216,385 662,514 586,888
5,216 7,972 20,432 22,878
245,38€ 224,357 682,946 609,766
33,979 32,013 99,016 93,022
(12,052 (9,857 (30,882 (29,156
(696, (703, (2,083 (2,086
(17,650 (15,298 (49,988 (44,117
249,967 230,512 % 699,009 627,429
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Liquidity and Capital Resources

Financial Strategy: Our financial profile is characterized by a level of debt-to-total-capitalization. We expéztfund
our long-term growth strategies and debt obligatiaith (i) retained operating cash flows, (ii) degig upon market conditions,
proceeds from the issuance of common or prefemedye and (iii) in the case of acquisitions of ifdies, the assumption of existing
debt. In general, our strategy is to continuartarfce our growth with permanent capital, eithésireed operating cash flow or capital
raised through the issuance of common or prefezpdty to the extent that market conditions areofable and using bank debt as
interim financing when market conditions are unfaine.

Unlike most REITS, we have elected to use predontipareferred securities in our capital structasea form of leverage
despite the fact that the dividend rates of oufepred securities exceed the prevailing marketrésterates on conventional debt. We
have chosen this method of financing for the follayvreasons: (i) under the REIT structure, a sigaift amount of operating cash
flow needs to be distributed to our shareholdemking it diffi cult, relative to a traditional takle corporation, to repay debt with
operating cash flow alone, (ii) our perpetual pnefé shares have no sinking fund requirement ouritatdate and do not require
redemption, all of which eliminate future refinamgirisks, (iii) after the end of a non-call periegge have the option to redeem the
preferred shares at any time, which enables usfteance higher coupon preferred shares with nefemed shares at lower rates if
appropriate, (iv) preferred shares do not contamenants, thus allowing us to maintain significlinancial flexibility, and (v)
dividends on the preferred shares can be applisdtisfy our REIT distribution requirements.

During periods of favorable market conditions, vavé generally been able to raise capital from $seance of preferred
securities at attractive coupon rates. Duringrtime months ended September 30, 2013 and the pdadeDecember 31, 2012 we
issued approximately $725.0 million and $1.7 billicespectively, of preferred securities. Thepreteeds from these issuances were
generally used to fund the redemptions of hightr paeferred securities and thus lower our cosapital with respect to our overall
outstanding preferred securities. Currently, mackaditions are much less favorable, with marketpon rates for our most recently
issued series at approximately 6.5% (as compar&d28 for the preferred securities we issued gairi€2013). Financial advisors
have advised us that a new issuance of our prefstoek would need to be in the area of 6.75%&3%% and the amount of capital
we could raise would most likely be much lower thahat we raised earlier in 2013. The market coupe on our preferred
securities is influenced by long term interestsate

Our credit ratings on each of our series of prefeshares are “A3” by Moody's, “BBB+" by Standard”Ror’s and “A+" by
Fitch Ratings. In recent years, we have been btteedargest and most frequent issuers of prefesrpiity in the U.S.

Liquidity and Capital R esource Analysis We believe that our net cash provided by our dpggactivities will continue to
be sufficient to enable us to meet our ongoing irequents for operating expenses, debt servicetalapiprovements and distribution
s to our shareholders for the foreseeable futhi@wvever, due to recent opportunities to acquireaificant number of self-storage
facilities, our near-term liquidity position and roaurrent liquidity is not sufficient to meet ouamtal requirement to fund $754
million in property acquisitions during the threemths ending December 31, 2013.

At September 30, 2013, we had a total of $57 nmiliio cash and an undrawn $300 million line of creduring the last
three months of 2013, we expect to generate retaoperating cash flow (after distribution requirertseto our shareholders and
maintenance capital expenditures) of approximat&§ million. In addition, we expect our partnerShurgard Europe to purchase
51% of our loan receivable from Shurgard Europectviwould result in approximately $214 million ofdidbnal liquidity before the
end of 2013; however, completion of this transactonot assured.

Our capital requirements during the last three m@mdf 2013 include $754 million to acquire realagstfacilities, $19
million in principal repayments on debt, estimatBelopment requirements of approximately $30 arillj and approximately $75
million for an expected acquisition of PSB commutock on November 7, 2013 .
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Through November 5, 2013 , we have completed $#libn of the $754 million of acquisitions noteth@e. We funded
these acquisitions with a combination of borrowingsour line of credit and a $100 million shortateloan from PSB. We repaid the
loan to PSB on October 1 8, 2013. At Novembe2®13, we have $1 3 5 million outstanding on oue of credit.

We do not expect to issue preferred stock at iimie tlue to market conditions, as noted above. Wewave have a variety
of alternatives to finance our capital needs, whiy include common equity, debt, or some comtmnatif both combined with our
retained operating cash flow.

Debt Service Requirements: As of September 30, 2013, our outstanding debtlemtaapproximately $ 100.1
million. Approximate principal maturities of odebt are as follows (amounts in thousands):

2013 (remainder $ 18,895
2014 35,127
2015 30,009
2016 10,065
2017 1,003
Thereaftel 5,019

$ 100,118

Our remaining debt maturities are nominal compaecedur annual cash from operations available fdit depayment. We
intend to repay the debt at maturity and not seekfinance it with additional debt.

Our portfolio of real estate facilities is subst#aly unencumbered. At September 30, 2013, weeha® 46 self-storage
facilities with an aggregate net book value of agpnately $ 7. 3 billion that are unencumbered.

Capital Expenditure RequirementLapital expenditures include major repairs or regaents to elements of our facilities,
which keep the facilities in good operating coratitand maintain their visual appeal to the custon@apital improvements do not
include costs relating to the development of negilifees or the expansion of net rentable squadge of existing facilities. We
incurred $55.9 million in capital expenditures taintain our facilities during the nine months en@®=ptember 30, 2013, and we
expect to incur approximately $ 28 million in theee months ending December 31, 2013 , which iedwabproximately $10 million
with respect to 120 self-storage facilities thatlveee acquired, or expect to acquire, in 2013 riteoto re-brand these facilities and
address deferred maintenance. For the last theaes,ysuch capital expenditures have ranged betagmoximately $0.55 and $0.60
per net rentable square foot per year.

Requirement to Pay Distributiongzor all periods presented herein, we have electéa treated as a REIT, as defined in the
Internal Revenue Code. As a REIT, we do not iffederal income tax on our REIT taxable income (galhg net rents and gains
from real property, dividends, and interest) thatfully distributed each year (for this purposertai@ distributions paid in a
subsequent year may be considered), and if we oe&in organizational and operational rules. Vééeke we have met these
requirements in all periods presented herein, améxpect to continue to elect and qualify as a REIT

Aggregate REIT qualifying distributions paid duritige nine months ended September 30, 2013 totalé@8% million,
consisting of $ 152.4 million to preferred shairdleos and $ 645.9 million to common shareholdetsrastricted share unitholders.

We estimate the annual distribution requirementh véispect to our Prefe rred Shares outstandiSgpitember 30, 201 3 to
be approximately $207.6 million per year.

On October 3 1, 2013, our Board of Trustees dedlareegular common quarterly dividend of $1. 40 g@nmon share ,
representing an increase of $0.15 per share frenptior quarter . Our consistent, long-term divideolicy has been to distribute
only our taxable income. Future quarterly disttitnis with respect to the
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common shares will continue to be determined bagsmh our REIT distribution requirements after takimto consideration
distributions to the preferred shareholders antiveilfunded with operating cash flow.

We are obligated to pay distributions to noncofitrglinterests in our consolidated subsidiariesebaspon the available
operating cash flows of the respective subsididMe estimate annual distributions of approximaty. 5 million with respect to
such noncontrolling interests outstanding at Sepesri0, 2013.

Real Estate Investment Activities: During the three months ending December 313208 expect to complete the
acquisition of 88 self-storage facilities (26 irftla, 16 in Texas, twelve in South Carolina, efeireGeorgia, nine in North Carolina,
nine in Virginia, four in Colorado and one in Califia), at a total cost of approximately $754 miili A total of $ 3 24 million of
these acquisitions h ave been completed as of Nose® , 2013, while the remainder is under conteaxt subject to customary
closing conditions. During the remainder of 20Wve will continue to seek to acquire self-stordaeilities from third parties;
however, it is difficult to estimate the amountlofd party acquisitions we will undertake.

As of September 30, 2013, we have development apdnsion projects which will add approximately Irfilion net
rentable square feet of storage space at a tosalofcapproximately $188 million. A total of % 4million in costs were incurred
through September 30, 2013, with the remainingscespected to be incurred primarily in the laseéhmonths of 2013 and in 2014.
Some of these projects are subject to significantiogencies such as entitlement approval. We @xpecontinue to seek additional
development projects; however, the level of fudegelopment may be limited due to various condsasnch as difficulty in finding
available sites for building that meet our riskestied yield expectations, as well as the challengebtaining building permits for
self-storage activities in certain municipalities .

Shurgard Europe: We have a 49% interest in Shurgard Europe and matitiitional partner owns the remaining 51%
interest. As of September 30, 2013, Shurgard Eutaal two loans outstanding; (i) € 117.5 millioredo a bank and (ii) € 311.0
million due to Pub | ic Storage. The loan due tblRR Storage (totaling $ 4 20 . 4 million U.S ok based on the exchange rate at
September 30, 2013 ) bears interest at a fixedofd®e0% per annum , has no required principal pays until maturity on February
15, 2015, but can be prepaid in part or in fubay time without penalty. This loan is denomidate Euros and is translated to U.S.
Dollars for financial statement purposes.

The bank loan requires significant principal redwcthrough the maturity date in November 2014. aA®sult, in the nine
months ended September 30, 2013, there were nogaimrepayments on our loan, and future princippyments on our loan will
be limited until the bank loan is repaid. Furtheonsistent with prior years, we do not expecteoeive cash distributions from
Shurgard Europe with respect to our 49% equityr@stefor the foreseeable future.

We expect our joint venture partner in Shurgardoparto acquire 51% of our loan receivable from §ard Europe for
approximately € 158.6 million ( $214 million basen the exchange rate at September 30, 2013)glthi@n three months ending
December 31, 2013; however, completion of thissaation is subject to contingencies.

Redemption of Preferred SecuritiesNe have no series of preferred shares that deemeable before April 2015 and none
of our preferred securities are redeemable atptieroof the holders.

Repurchases of Company’s Common Share®ur Board of Trustees has authorized managentenégurchase up to
35,000,000 of our common shares on the open markeh privately negotiated transactions. During thine months ended
September 30, 2013, we did not repurchase any oftcommon shares. From the inception of the re@sehprogram through
November 5 , 2013, we have repurchased a totaP3)721,916 common shares at an aggregate cost mhxamately
$679.1 million. We have no current plans to repase shares; however, future levels of common steperchases will be
dependent upon our available capital, investmeetradtives and the trading price of our commoneshar
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Contractual Obligations

Our significant contractual obligations at SeptemB8&, 2013 and their impact on our cash flows aigdidity are
summarized below for the years ending DecembeaBib(nts in thousands):

Remainder o
Total 2013 2014 2015 2016 2017 Thereaftel
Long-term debt (1) $ 108,112 $ 20,125 % 38,649 $ 31,358 $ 10,851 % 1,324 $ 5,805
Operating leases (. 66,237 1,073 4,322 3,361 3,273 2,320 51,888
Construction commitments ( 37,543 30,034 7,509 o 5 - .
Purchase commitments ( 314,70C 314,700 - - - - -
Total $ 526,592 $ 365,932 50,480 $ 34,719 8% 14,124 $ 3,644 $ 57,693

(1) Amounts include principal and interest payméatsof which are fixed-rate) on our notes payatdsed on their contractual
terms. See Note 6 to our September 30, 201 Bdiabstatements for additional information on ootes payable.

(2) We lease land, equipment and office space umdgpus operating leases. Certain leases areelzdhie ; however,
significant penalties would be incurred upon caatieih. Amounts reflected above consider contirmganf the lease without
cancellation.

(3) Amounts exclude an additional $ 105 millionfirture expected development spending that was ndemucontract at
September 30, 2013.

(4) While we expect to complete $754 million of aisifions in the three months ending December 8132only $315 million
of these acquisitions were under contract and ulgjest to closing contingencies at September 30320

We estimate the quarterly distribution requiretaemith respect to our Preferred Shares outstanalirgeptember 30 , 201
3, to be approximately $ 51.9 million per quartBividends are paid when and if declared by oua®f Trustees and accumulate
if not paid. We have no other series of prefesiedres that are redeemable before April 2015 and nbour preferred securities are
redeemable at the option of the holders.

Off-Balance Sheet ArrangementsAt September 30 , 201 3, we had no material afadce sheet arrangements as defined
under Regulation S-K 303(a)(4) and the instructibreseto.

ITEM 3. Quantitative and Qualitative Disclosures abouMarket Risk

To limit our exposure to market risk, we are cdiziéal primarily with preferred and common equiur preferred shares
are redeemable at our option generally five yeties Bssuance, but the holder has no redemptioioopiOur debt is our only market-
risk sensitive portion of our capital structure,igthtotals $ 100.1 million and represents 1. 1 %hef book value of our equity at
September 30, 2013.

We have foreign currency exposures related to ouestment in Shurgard Europe, which has a bookevafu$ 41 6.3
million at September 30 , 2013. We also have a Ieeivable from Shurgard Europe, which is denaweith in Euros, totaling
€311.0 million ($ 4 20.4 million) at September,301 3 .

The table below summarizes annual debt maturitielsveeighted-average interest rates on our outsigrdibt at the end of
each year and fair values required to evaluateeapected cash-flows under debt agreements andemsitisity to interest rate
changes at September 30, 201 3 (dollar amourit®irsands).
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Remainder o

2013 2014 2015 2016 2017 Thereaftel Total Fair Value
Fixed rate dek $ 18895% 35,127$ 30,009 $ 10,065 $ 1,003 $ 5019$% 100,118% 100,118
Average interest rai 5.87% 5.35% 5.45% 5.57% 5.78% 5.69%
Variable rate debt (1 $ -$ -$ -$ -$ -$ -$ -$ -

Average interest rai

(1) Amounts represent borrowings under our linerefit which expires in March 2017. We had no tunding borrowings on our Credit
Facility at September 30, 2013. At November 5120ve had outstanding borrowi ngs on our Credifl§aof $ 1 3 5.0 million.
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| TEM 4. Controls and Procedures

Conclusion Regarding the Effectiveness of DisclosarControls and Procedures

We maintain disclosure controls and procedures dnatdesigned to ensure that information requicethe disclosed in
reports we file and submit under the Securitiesharge Act of 1934, as amended, (“Exchange Act’Jeisorded, processed,
summarized and reported within the time periodscifipd in accordance with SEC guidelines and thathsinformation is
communicated to our management, including our Chiefcutive Officer and Chief Financial Officer, &low timely decisions
regarding required disclosure based on the deimitif "disclosure controls and procedures" in Rdl&a-15(e) and 15d-15(e) of the
Exchange Act. In designing and evaluating theldésce controls and procedures, management recgyti|mt any controls and
procedures, no matter how well designed and opkraign provide only reasonable assurance of acfgethie desired control
objectives and management necessarily i s requoeapply its judgment in evaluating the cost-bensdiationship of possible
controls and procedures in reaching that leveleasonable assurance. We also have investmengstaincunconsolidated entities
and because we do not control these entities, isalogure controls and procedures with respecatith entities are substantially more
limited than those we maintain with respect to camsolidated subsidiaries.

Under the supervision and with the participationoof management, including our Chief Executive ffiand Chief
Financial Officer, we evaluated the effectivenessuwr disclosure controls and procedures, as reduiy Exchange Act Rule 13a-15
(b), as of the end of the period covered by thgore Based on that evaluation, our Chief Exeeutdfficer and Chief Financial
Officer concluded that our disclosure controls pratedures were effective, at a reasonable assilawel.

Internal Control Over Financial Reporting

There were no changes in our internal control dwvemcial reporting during the quarter ended Sepem80 , 201 3 that
have materially affected, or are reasonably likelynaterially affect, our internal control overdimncial reporting.
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PART II. OTHER INFORMATION

Item 1. Legal Proceedings

The information set forth under the heading “Cogeint Losses” in Note 12 to the Financial Statemintkis Form 10-Q is
incorporated by reference in this ltem 1.

Item 1A. Risk Factors

In addition to the other information in this QualyeReport on Form 10-Q, you should carefully calesithe risks described
in our Annual Report on Form 10-K filed for the yemded December 31, 2012, in Part I, Item 1A, Raktors , and in our other
filings with the SEC. These factors may materialffect our business, financial condition and ofiegaresults and could cause our
actual results to differ materially from expectaso In addition, in considering the forward-loakistatements contained in this Form
10-Q and elsewhere, you should refer to the quatifins and limitations on our forward-looking staents that are described in
Forward Looking Statements at the beginning of Rdétem 2 of this Form 10-Q.

Item 2. Unregqistered Sales of Equity Sexties and Use of Proceeds

Common Share Repurchases

Our Board of Trustees has authorized managemesaptochase up to 35,000,000 of our common sharéiseoopen market
or in privately negotiated transactions . Durihg hine months ended September 30, 2013 , we digéporchase any of our common
shares. From the inception of the repurchase amghrough November 5, 201 3 , we have repurchastmfal of 23,721,916
common shares at an aggregate cost of approxim@@f9.1 million. Our common share repurchase mgdoes not have an
expiration date and there are 11,278,084 commoreshhat may yet be repurchased under our repwegiragram as of September
30, 2013. We have no current plans to repurcehaees; however, f uture levels of common shararobases will be dependent
upon our available capital, investment alternataed the trading price of our common shares .

Preferred Share Redemptions

We had no preferred redemptions during the threstihhsoended September 30, 2013.
Item 6. Exhibits
Exhibits required by Item 601 of Regulation S-K &ted herewith or incorporated herein by refereacel are listed in the

attached Exhibit Index which is incorporated hetgireference.
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SIGNATURES

Pursuant to the requirement of the Securities BxgbaAct of 1934, the Registrant has duly causesl igport to be signed on its
behalf by the undersigned thereunto duly authorized

DATED: Novembel5, 2013

PUBLIC STORAGE

By: /sl John Reye
John Reye
Senior Vice President and Chief Financial Officer

(Principal financial officer and duly authorized
officer)
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3.1

3.2

3.3

3.4

3.5

3.6

3.7

3.8

3.9

3.10

3.11

3.12

4.1

10.1

P UBLIC STORAGE
INDEX TO EXHIBITS (1)
(Items 15(a)(3) and 15(c))
Articles of Amendment and Restatement of Declaratib Trust of Public Storage, a Maryland real esiavestmen
trust. Filed with the Registrant’s Annual Repantfeorm 10-K for the year ended December 31, 20@Sireorporated

by reference hereil

Bylaws of Public Storage, a Maryland real estatestment trust. Filed with the Regist’'s Current Report on For
8-K dated May 11, 2010 and incorporated by referdrasein.

Articles Supplementary for Public Storage 6.875%nGlative Preferred Shares, Series O. Filed withRlegistrar's
Current Report on Fornm-K dated April 8, 2010 and incorporated by referenegein.

Articles Supplementary for Public Storage 6.500%nQlative Preferred Shares, Series P. Filed wighRegistrar's
Current Report on Fornm-K dated October 6, 2010 and incorporated by reterdrerein

Articles Supplementary for Public Storage 6.5% Clatine Preferred Shares, Series Q. Filed with Riegistrar's
Current Report on Formr-K dated May 2, 2011 and incorporated by refereraeih.

Articles Supplementary for Public Storage 6.35% Glative Preferred Shares, Series R. Filed withRegistrar's
Current Report on Fornm-K dated July 20, 2011 and incorporated by referéweein.

Articles Supplementary for Public Storage 5.900%nQlative Preferred Shares, Series S. Filed wighRegistrar's
Current Report on Fornm-K dated January 9, 2012 and incorporated by referéerein

Articles Supplementary for Public Storage 5.750%nGQlative Preferred Shares, Series T. Filed withRegistrar's
Current Report on Formr-K dated March 7, 2012 and incorporated by referéwein.

Articles Supplementary for Public Storage 5.625%nGlative Preferred Shares, Series U. Filed withRegistrar's
Current Report on Fornm-K dated June 6, 2012 and incorporated by referbapan.

Articles Supplementary for Public Storage 5.375%nGlative Preferred Shares, Series V. Filed with Registrar's
Current Report on Fornm-K dated September 11, 2012 and incorporated byeede herein

Articles Supplementary for Public Stora5 . 20 % Cumulative Preferred Shares, SeW . Filed with the Registra’s
Current Report on Forn-K datedJanuary ¢ 2013 and incorporated by reference hert

Articles Supplementary for Public Stora5 . 20 % Cumulative Preferred Shares, SeX . Filed with the Registra’s
Current Report on Fornm-K datedMarch 5, 2013 and incorporated by reference hert

Master Deposit Agreement, dated as of May 31, 2@0led with the Registra’s Current Report on Fornm-K dated
June 6, 2007 and incorporated by reference he

Amended Management Agreement between RegistranPablic Storage Commercial Properties Group, lated as

of February 21, 1995. Filed with Public Storage.’; (“PSI”) Annual Report on Form 10-K for the yeanded
December 31, 1994 (SEC File No. -0839) and incorporated herein by referel
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10.2

10.3

10.4

10.5

105.1

10.6*

10.7*

10.8*

10.9*

10.10*

10.11*

10.12*

10.13*

10.14*

10.15*

Second Amended and Restated Management Agreemanidbgmong Registrant and the entities listed ihel@ted a:
of November 16, 1995. Filed with PS Partners,’'§tdnnual Report on Form 10-K for the year endeaémber 31,
1996 (SEC File No. 0(-11186) and incorporated herein by referel

Agreement of Limited Partnership of PS Busines&®4dr.P. Filed with PS Business Parks,’'s Quarterly Report o
Form 10-Q for the quarterly period ended June 3M81(SEC File No. 001-10709) and incorporated netsi
reference

Amended and Restated Agreement of Limited PartiershStorage Trust Properties, L.P. (March 12, 9)9%Filed
with PSI's Quarterly Report on Form 10-Q for theagarly period ended June 30, 1999 (SEC File NG-@&39) and
incorporated herein by referen:

Amended and Restated Credit Agreement by and arRegistrant, Wells Fargo Securities, LLC and Meitijinch,
Pierce Fenner & Smith Incorporated as joint leadragers, Wells Fargo Bank, National Associationa@sinistrative
agent, and the other financial institutions palgréto, dated as of March 21, 2012. Filed with$Surrent Report on
Form &K on March 27, 2012 (SEC File No. (-0839) and incorporated herein by referel

Second Amendment to Amended and Restated Crediefugnt, dated as of July 17, 2013, by and amongjcF
Storage, the Lenders party thereto and Wells F8auk, National Association. Filed with the Regisi's Current
Report on Form-K on July 18, 2013 and incorporated herein by efee.

Pos-Retirement Agreement between Registrant and B. Waynoghes dated as of March 11, 2004. Filed
Registrar’s Quarterly Report on Form -Q for the quarter ended June 30, 2009 and incomgabizerein by referenc

Shurgard Storage Centers, Inc. 2004 Long Term meeiCompensation Plan. Filed as Appendix A of iDiéfe
Proxy Statement dated June 7, 2004 filed by Shdr(EC File No. 0C-11455) and incorporated herein by referel

Public Storage, Inc. 2001 Stock Option and IncenfNan “2001 Pla”). Filed with PS's Registration Statement
Form &8 (SEC File No. 33-59218) and incorporated herein by referel

Form of 2001 Plan Nc¢qualified Stock Option Agreement. Filed with ’s Quarterly Report on Form -Q for the
quarterly period ended September 30, 2004 (SECON€600:-0839) and incorporated herein by referei

Form of 2001 Plan Restricted Share Unit Agreemé&iled with PS's Quarterly Report on Form -Q for the quarterl
period ended September 30, 2004 (SEC File Nc-0839) and incorporated herein by referel

Form of 2001 Plan NcQualified Outside Director Stock Option Agreemehtled with PS's Quarterly Report o
Form 10-Q for the quarterly period ended Septenffler2004 (SEC File No. 001-0839) and incorporatecein by
reference

Public Storage 2007 Equity and PerformeBased Incentive Compensation Plan. Filed as ExHilhito Registra’s
Reqgistration Statement on Forr-8 (SEC File No. 32-144907) and incorporated herein by refere

Form of 2007 Plan Restricted Stock Unit Agreemdtited with Registrars Quarterly Report on Form -Q for the
quarter ended June 30, 2007 and incorporated hieyaeference

Form of 2007 Plan Stock Option Agreement. FilethvRegistrar's Quarterly Report on Form -Q for the quarte
ended June 30, 2007 and incorporated herein brerefe.

Form of Indemnity Agreement. Filed with Regist’s Amendment No. 1 to Registration Statement on F¥-4 (SEC
File No. 33:-141448) and incorporated herein by refere
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10.16*

10.17*

12

311
31.2

32

101 .INS
101 .SCH
101 .CAL
101 .DEF
101 .LAB
101 .PRE

()

Amendment to Form of Trustee Stock Option Agreemieitéd as Exhibit 10.30 to Registr’s Annual Report on Fori
10-K for the year ended December 31, 2010 and incatpdrherein by referenc

Revised Form of Trustee Stock Option Agreemened=ds Exhibit 10.31 to Registr’s Annual Report on Form -K
for the year ended December 31, 2010 and incompaiatrein by referenc

Statement Re: Computation of Ratio of EarningsitedrCharges and Preferred Stock Dividends. Fik@with.
Rule 135 14(a) Certification. Filed herewit

Rule 135 14(a) Certification. Filed herewit

Section 1350 Certifications. Filed herewi

XBRL Instance Documer. Filed herewith

XBRL Taxonomy Extension Scher. Filed herewith

XBRL Taxonomy Extension Calculation Linkba. Filed herewith

XBRL Taxonomy Extension Definition Linkba:. Filed herewith

XBRL Taxonomy Extension Label Linkba. Filed herewith

XBRL Taxonomy Extension Presentation Li. Filed herewith

SEC File No. 001-33519 unlet®rwise indicated.

*  Denotes management compensatory ggaeement or arrangement.
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EXHIBIT 12 — STATEMENT RE: COMPUTATION OF RATIO OF EARNINGS TO FIXED CHARGES

Income from continuing operatio!

PUBLIC STORAGE

Nine Months Ende
September 3( Year Ended December &
2013 2012 2012 2011 2010 2009 2008

$759,554 $658,068

Less: Income allocated to noncontrolling interegtéch do not

have fixed charge

Equity in earnings of investments (greater) lessitbast
distributions from investmel

Add back: interest expens

Total earnings available to cover fixed char
Total fixed charge- interest expense (including capitaliz
interest)

Cumulative preferred share cash divide
Preferred partnership unit cash distributi
Allocations pursuant to EITF Topic-42

Total preferred distribution
Total combined fixed charges and preferred sharenire
allocations

Ratio of earnings to fixed charg

Ratio of earnings to fixed charges and preferredesincome
allocations

(Amounts in thousand:

$930,161 $833,143 $688,354 $796,445 $ 980,560

(3,518 (2,360 (3,505 (11,993 (16,561 (17,203 (17,668
(5,182 3,119 (904, (5,197 11,536 (3,836 23,064
4,622 15,327 19,813 24,222 30,225 29,916 43,944
$755,47€ $674,155 $945,565 $840,175 $713,554 $805,322 $1,029,90C
$ 7,042 $ 15,409 $ 20,210 $ 24,586 $ 30,610 $ 30,634 $ 45,942
$152,404 $156,272 $205,241 $224,877 $232,745 $232,431 $ 239,721
- - - - 5,930 9,455 21,612

- 49,677 61,696 35,585 8,289 (78,218 (33,851
$152,404 $205,949 $266,937 $260,462 $246,964 $163,668 $ 227,482
$159,44€ $221,358 $287,147 $285,048 $277,574 $194,302 $ 273,424
107.28: 43.75>» 46.79 34.17) 23.31; 26.29) 22.42)
4.74)> 3.05> 3.29» 2.95)> 2.57)» 4.14> 3.77>

Exhibit 12



RULE 13A - 14(a) CERTIFICATION

I, Ronald L. Havner, Jr., certify that:
1. | have reviewed this Quarterly Report on FormQ®f Public Storage;

2. Based on my knowledge, this report does notatordny untrue statement of a material fact or dmistate a material fact
necessary to make the statements made, in ligheafircumstances under which such statementsmwade, not misleading with
respect to the period covered by this report;

3. Based on my knowledge, the financial statemeanid, other financial information included in thiport, fairly present in all
material respects the financial condition, resafteperations and cash flows of the registrantfaara for, the periods presented
in this report;

4.  The registrant's other certifying officers araté responsible for establishing and maintainisgldsure controls and procedures
(as defined in Exchange Act Rules 13a-15(e) and1B§d)) and internal control over financial repogti(as defined in Exchange
Act Rules 13a-15(f) and 15d-15(f)) for the registrand have:

a) designed such disclosure controls and procedaresaused such disclosure controls and procedarbe designed under
our supervision, to ensure that material informatielating to the registrant, including its condated subsidiaries, is made
known to us by others within those entities, pattidy during the period in which this report isitg prepared;

b)  designed such internal control over financigloréing, or caused such internal control over fgiahreporting to be
designed under our supervision, to provide readenassurance regarding the reliability of finanai@porting and the
preparation of financial statements for externappses in accordance with generally accepted atioguprinciples;

c) evaluated the effectiveness of the registraligslosure controls and procedures and presentetsimeport our conclusions
about the effectiveness of the disclosure contots procedures, as of the end of the period coveydtlis report based on
such evaluation; and

d) disclosed in this report any change in the temi$'s internal control over financial reportingat occurred during the
registrant’s most recent fiscal quarter (the regrgts fourth fiscal quarter in the case of an aimaport) that has materially
affected, or is reasonably likely to materiallyeaft, the registrant’s internal control over finadceporting; and

5.  The registrant's other certifying officers antidve disclosed, based on our most recent evatuafianternal control over
financial reporting, to the registrant's auditansl ¢he audit committee of the registrant's boardictors (or persons performing
the equivalent functions):

a) all significant deficiencies and material weases in the design or operation of internal condka@r financial reporting
which are reasonably likely to adversely affect thgistrant's ability to record, process, summasmrd report financial
information; and

b) any fraud, whether or not material, that invelveanagement or other employees who have a signifiole in the
registrant's internal control over financial rejrogt

/sl Ronald L. Havner, Jr.

Name: Ronald L. Havner, Jr.

Title: Chairman, Chief Executive Of ficer & Preside
Date: November 5, 2013

Exhibit 31.1



RULE 13A - 14(a) CERTIFICATION

I, John Reyes, certify that:
1. | have reviewed this Quarterly Report on FormQ®f Public Storage;

2. Based on my knowledge, this report does notatordny untrue statement of a material fact or dmistate a material fact
necessary to make the statements made, in ligheafircumstances under which such statementsmwade, not misleading with
respect to the period covered by this report;

3. Based on my knowledge, the financial statemeanid, other financial information included in thiport, fairly present in all
material respects the financial condition, resafteperations and cash flows of the registrantfaara for, the periods presented
in this report;

4.  The registrant's other certifying officers araté responsible for establishing and maintainisgldsure controls and procedures
(as defined in Exchange Act Rules 13a-15(e) and1B§d)) and internal control over financial repogti(as defined in Exchange
Act Rules 13a-15(f) and 15d-15(f)) for the registrand have:

a) designed such disclosure controls and procedaresaused such disclosure controls and procedarbe designed under
our supervision, to ensure that material informatielating to the registrant, including its condated subsidiaries, is made
known to us by others within those entities, paftidy during the period in which this report isitg prepared;

b)  designed such internal control over financigloréing, or caused such internal control over fgiahreporting to be
designed under our supervision, to provide readenassurance regarding the reliability of finanai@porting and the
preparation of financial statements for externappses in accordance with generally accepted atioguprinciples;

c) evaluated the effectiveness of the registralisslosure controls and procedures and presentgsimeport our conclusions
about the effectiveness of the disclosure contots procedures, as of the end of the period coveyetlis report based on
such evaluation; and

d) disclosed in this report any change in the temi$'s internal control over financial reportingat occurred during the
registrant’'s most recent fiscal quarter (the regrsgts fourth fiscal quarter in the case of an aimaport) that has materially
affected, or is reasonably likely to materiallyeaft, the registrant’s internal control over finahceporting; and

5.  The registrant's other certifying officers antidve disclosed, based on our most recent evatuafianternal control over
financial reporting, to the registrant's auditansl ¢he audit committee of the registrant's boardi@ctors (or persons performing
the equivalent functions):

a) all significant deficiencies and material weases in the design or operation of internal condka@r financial reporting
which are reasonably likely to adversely affect thgistrant's ability to record, process, summasmrd report financial
information; and

b) any fraud, whether or not material, that imesl management or other employees who have a isattifrole in the
registrant's internal control over financial rejrogt

[s/ John Reyes
Name: John Reyes

Title: Chief Financial Officer
Date: November 5, 2013
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SECTION 1350 CERTIFICATION

In connection with the Quarterly Report on Form @QQef Public Storage (the “Company”) for the quewteeriod ended September
30, 201 3, as filed with the Securities and ix@e Commission on the date hereof (the “RepdRdpald L. Havner, Jr., as
Chairman, Chief Executive Officer and Presidenthaf Company and John Reyes, as Chief Financiat@fbf the Company, each
hereby certifies, pursuant to 18 U.S.C. 81350 dapted pursuant to 8906 of the Sarbanes-Oxley A2002, that:

(1) The Report fully complies with the requirementsSeftction 13(a) of the Securities Exchange Act 0f4193 amended; a1

(2) The information contained in the Report fairly mets, in all material respects, the financial ctiadiand results of operations
the Company

/s/ Ronald L. Havner, Jr.

Name: Ronald L. Havner, Jr.

Title: Chairman, Chief Executive Officer & Presiden
Date: November 5, 201 3

[s/ John Reyes
Name: John Reyes

Title: Chief Financial Officer
Date: November 5, 201 3

This certification accompanies the Report pursuar§906 of the Sarbanes-Oxley Act of 2002 and shat] except to the extent
required by the Sarbanes-Oxley Act of 2002, be @ekfied by the Company for purposes of 8§18 of $leeurities Exchange Act of
1934, as amended.

A signed original of this written statement reqditgy 8906 of the Sarbanes-Oxley Act of 2002 has lgevided to the Company,
and will be retained and furnished to the SEC®stiaff upon request.
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