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The information in this preliminary prospectus supplement and the accompanying prospectus is not complete and
may be changed. This preliminary prospectus supplement and the accompanying prospectus are not an offer to sell
these securities and are not soliciting an offer to buy these securities in any state where the offer or sale is not
permitted.

File Pursuant to Rule 424(b)(2)
Registration No. 333-160104

SUBJECT TO COMPLETION DATED AUGUST 10, 2009

PRELIMINARY PROSPECTUS SUPPLEMENT
(To Prospectus dated July 17, 2009)

2,500,000 Shares

PS Business Parks, Inc.

Common Stock

We are selling 2,500,000 shares of common stock in this offering.

Public Storage has agreed to purchase, subject to the closing of this offering, shares of our common stock in an
amount equal to 10% of the sum of the number of shares sold in this offering pursuant to this prospectus supplement
plus the number of shares sold to Public Storage, for a purchase price equal to the per share public offering price. The
Public Storage transaction is not a condition to this offering. At July 31, 2009, Public Storage and its affiliates owned
26.4% of the outstanding shares of our common stock and 26.2% of the outstanding common partnership units of PS
Business Parks, L.P., our operating partnership. Assuming full conversion of its partnership units, Public Storage
would own 45.7% of the outstanding shares of our common stock. We are initially offering 2,500,000 shares of
common stock pursuant to this prospectus supplement. As a result, Public Storage has agreed to purchase
277,778 shares and, if the underwriters exercise in full the over-allotment option, an additional 41,666 shares of
common stock. The number of shares that Public Storage has agreed to purchase will proportionately be increased or
decreased if the size of this offering is increased or decreased, respectively. The sale of common stock to Public
Storage is expected to close concurrently with this offering.

Our common stock is listed on the New York Stock Exchange under the symbol �PSB.� The last reported sale price of
our common stock on the New York Stock Exchange on August 7, 2009 was $52.35 per share.

Investing in our common stock involves risks.  See �Risk Factors� on page S-4 of this prospectus supplement and
in our Annual Report on Form 10-K for the year ended December 31, 2008, which is incorporated by reference
in this prospectus supplement.
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Neither the Securities and Exchange Commission nor any state securities commission has approved or
disapproved of these securities or determined if this prospectus supplement or the accompanying prospectus is
truthful or complete. Any representation to the contrary is a criminal offense.

Per Share Total

Initial price to public $ $
Underwriting discount $ $
Proceeds, before expenses, to PS Business Parks, Inc. $ $

To the extent that the underwriters sell more than 2,500,000 shares of common stock, the underwriters have the option
to purchase up to an additional 375,000 shares from us at the initial price to public less the underwriting discount.

The underwriters expect to deliver the shares against payment in New York, New York on August   , 2009

Joint Book-running Managers

BofA Merrill Lynch
Credit Suisse

Goldman, Sachs & Co.
Wells Fargo Securities

August      , 2009
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This prospectus supplement and the accompanying prospectus, including documents incorporated by reference,
contain forward-looking statements within the meaning of Section 27A of the Securities Act of 1933, as amended, and
Section 21E of the Securities Exchange Act of 1934, as amended. Forward-looking statements are inherently subject
to risk and uncertainties, many of which cannot be predicted with accuracy and some of which might not even be
anticipated. Future events and actual results, financial and otherwise, may differ materially from the results discussed
in the forward-looking statements. Factors that might cause such a difference include, but are not limited to, those
discussed in �Risk Factors� below and in our Annual Report on Form 10-K for the year ended December 31, 2008
and in �Management�s Discussion and Analysis of Financial Condition and Results of Operations� in Amendment
No. 1 to our Annual Report on Form 10-K/A for the year ended December 31, 2008.
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ABOUT THIS PROSPECTUS SUPPLEMENT

This prospectus supplement and the accompanying prospectus are part of a registration statement that we filed with
the Securities and Exchange Commission (the �Commission�) using a shelf registration process. Under the shelf
registration process, we may offer from time to time common stock, preferred stock, equity stock, depositary shares,
warrants, debt securities and units. In the accompanying prospectus, we provide you with a general description of
these securities, including the common stock that we are selling in this offering. Both this prospectus supplement and
the accompanying prospectus include important information you should consider before investing. This prospectus
supplement also adds, updates and changes information contained in the accompanying prospectus.

You should rely only on the information contained in or incorporated by reference in this prospectus
supplement, the accompanying prospectus and any �free writing prospectus� we may authorize to be delivered to
you. We have not authorized anyone to provide you with different information. We are not making an offer of
these securities in any state where the offer is not permitted. You should not assume that the information
contained in or incorporated by reference in this prospectus supplement or the accompanying prospectus is
accurate as of any date other than the date on the front of this prospectus supplement, and the information
contained in any document incorporated by reference is accurate as of any date other than the date of such
document. Our business, financial condition, results of operations and prospects may have changed since those
respective dates.

S-1
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SUMMARY

This summary highlights information contained elsewhere in this prospectus supplement and the accompanying
prospectus. This summary may not contain all of the information that you should consider before deciding whether or
not to invest in our common stock. You should read the entire prospectus supplement and the accompanying
prospectus carefully, including the section entitled �Risk Factors� beginning on page S-4 of this prospectus
supplement and in our Annual Report on Form 10-K for the year ended December 31, 2008, which is incorporated by
reference in this prospectus supplement. Unless the context otherwise requires, the terms �we,� �our,� �us� and
�the company� refer to PS Business Parks, Inc., a California corporation and the term �Operating Partnership�
refers to PS Business Parks, L.P.

The Company

We are a self-advised and self-managed real estate investment trust, or REIT, that acquires, develops, owns and
operates commercial properties. We are the sole general partner of our Operating Partnership, PS Business Parks,
L.P., through which we conduct most of our activities. At June 30, 2009, we had interests in properties with a total of
approximately 19.6 million rentable square feet located in eight states: California, Florida, Virginia, Texas, Maryland,
Oregon, Arizona and Washington.

The Offering

Shares of Common Stock Offered in this
Offering 2,500,000 shares of common stock.

Shares of Common Stock Sold to Public
Storage 277,778 shares of common stock.

Shares of Common Stock to be
outstanding after this Offering and the
Sale to Public Storage 23,325,370 shares of common stock.

Use of Proceeds We estimate that the net proceeds of this offering will be approximately
$125.1 million. We estimate that the net proceeds of the sale to Public
Storage will be approximately $14.5 million. These estimates assume an
offering price of $52.35 per share (the last reported sale price on August 7,
2009). We will contribute all of these net proceeds to our Operating
Partnership in exchange for common partnership units of the limited
partnership. Our Operating Partnership intends to use the net proceeds for
general corporate purposes. See �Use of Proceeds.�

NYSE Symbol Our common stock is listed on the NYSE under the symbol �PSB.�

The number of shares of our common stock that will be outstanding after this offering and the sale to Public Storage is
based on 20,547,592 shares outstanding as of July 31, 2009. The number of shares of our common stock that will be
outstanding after the offering excludes (i) 688,624 shares of common stock reserved for issuance upon the vesting of
stock options and restricted stock units previously granted under our 1997 and 2003 stock option and incentive plans;
(ii) 60,000 shares of common stock reserved for issuance for awards under our Retirement Plan for Non-Employee
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Directors; and (iii) 7,305,355 shares of common stock that may be issued at our election in the event Public Storage
exercises its redemption right with respect to the common units it holds in our Operating Partnership.

Unless otherwise specifically stated, all information in this prospectus supplement assumes no exercise by the
underwriters of their option to purchase up to an additional 375,000 shares of our common stock to cover
over-allotments.

S-2
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Recent Developments

Public Storage has agreed to purchase, subject to the closing of this offering, shares of our common stock in an
amount equal to 10% of the sum of the number of shares sold in this offering pursuant to this prospectus supplement
plus the number of shares sold to Public Storage, for a purchase price equal to the per share public offering price. The
Public Storage transaction is not a condition to this offering. At July 31, 2009, Public Storage and its affiliates owned
26.4% of the outstanding shares of our common stock and 26.2% of the outstanding common partnership units of
PS Business Parks, L.P., our operating partnership. Assuming full conversion of its partnership units, Public Storage
would own 45.7% of the outstanding shares of our common stock. We are initially offering 2,500,000 shares of
common stock pursuant to this prospectus supplement. As a result, Public Storage has agreed to purchase
277,778 shares and, if the underwriters exercise in full the over-allotment option, an additional 41,666 shares of
common stock. The number of shares that Public Storage has agreed to purchase will proportionately be increased or
decreased if the size of this offering is increased or decreased, respectively. The sale of common stock to Public
Storage is expected to close concurrently with this offering.

S-3
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RISK FACTORS

You should carefully consider the risks described below and in our Annual Report on Form 10-K for the year ended
December 31, 2008, before making an investment decision. These risks and uncertainties are not the only ones facing
us. Additional risks and uncertainties not presently known to us or that we currently deem immaterial also may impair
our business operations. If any of these risks actually occur, our business could be harmed. In such case, the trading
price of our common stock could decline, and you may lose all or part of your investment.

Public Storage has significant influence over us.

At July 31, 2009, Public Storage and its affiliates owned 26.4% of the outstanding shares of the Company�s common
stock and 26.2% of the outstanding common partnership units of the Operating Partnership (100% of the common
partnership units not owned by the Company). Assuming full conversion of its partnership units, Public Storage would
own 45.7% of the outstanding shares of the Company�s common stock. Ronald L. Havner, Jr., the Company�s
chairman, is also the Chief Executive Officer, President and a Director of Public Storage. Harvey Lenkin is a Director
of both the Company and Public Storage. Consequently, Public Storage has the ability to significantly influence all
matters submitted to a vote of our shareholders, including electing directors, changing our articles of incorporation,
dissolving and approving other extraordinary transactions such as mergers, and all matters requiring the consent of the
limited partners of the Operating Partnership. Public Storage�s interest in such matters may differ from that of other
shareholders. In addition, Public Storage�s ownership may make it more difficult for another party to take over our
company without Public Storage�s approval.

Provisions in our organizational documents may prevent changes in control.

Our articles generally prohibit owning more than 7% of our shares:  Our articles of incorporation restrict the number
of shares that may be owned by any other person, and the partnership agreement of our Operating Partnership contains
an anti-takeover provision. No shareholder (other than Public Storage and certain other specified shareholders) may
own more than 7% of the outstanding shares of our common stock, unless our board of directors waives this
limitation. We imposed this limitation to avoid, to the extent possible, a concentration of ownership that might
jeopardize our ability to qualify as a REIT. This limitation, however, also makes a change of control much more
difficult (if not impossible) even if it may be favorable to our public shareholders. These provisions will prevent future
takeover attempts not approved by Public Storage even if a majority of our public shareholders consider it to be in
their best interests because they would receive a premium for their shares over market value or for other reasons.

Our board can set the terms of certain securities without shareholder approval:  Our board of directors is authorized
to issue, without shareholder approval, up to 50.0 million shares of preferred stock and up to 100.0 million shares of
equity stock, in each case in one or more series. Our board has the right to set the terms of each of these series of
stock. Consequently, the board could set the terms of a series of stock that could make it difficult (if not impossible)
for another party to take over our company even if it might be favorable to our public shareholders. Our articles of
incorporation also contain other provisions that could have the same effect. We can also cause our Operating
Partnership to issue additional interests for cash or in exchange for property.

The partnership agreement of our Operating Partnership restricts mergers:  The partnership agreement of our
Operating Partnership generally provides that we may not merge or engage in a similar transaction unless the limited
partners of our Operating Partnership are entitled to receive the same proportionate payments as our shareholders. In
addition, we have agreed not to merge unless the merger would have been approved had the limited partners been able
to vote together with our shareholders, which has the effect of increasing Public Storage�s influence over us due to
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Public Storage�s ownership of Operating Partnership units. These provisions may make it more difficult for us to
merge with another entity.

Our Operating Partnership poses additional risks to us.

Limited partners of our Operating Partnership, including Public Storage, have the right to vote on certain changes to
the partnership agreement. They may vote in a way that is against the interests of our shareholders. Also,
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as general partner of our Operating Partnership, we are required to protect the interests of the limited partners of the
Operating Partnership. The interests of the limited partners and of our shareholders may differ.

We would incur adverse tax consequences if we fail to qualify as a REIT.

Our cash flow would be reduced if we fail to qualify as a REIT:  While we believe that we have qualified since 1990
to be taxed as a REIT and will continue to be so qualified, we cannot be certain. To continue to qualify as a REIT, we
need to satisfy certain requirements under the federal income tax laws relating to our income, assets, distributions to
shareholders and shareholder base. In this regard, the share ownership limits in our articles of incorporation do not
necessarily ensure that our shareholder base is sufficiently diverse for us to qualify as a REIT. For any year we fail to
qualify as a REIT, we would be taxed at regular corporate tax rates on our taxable income unless certain relief
provisions apply. Taxes would reduce our cash available for distributions to shareholders or for reinvestment, which
could adversely affect us and our shareholders. Also, we would not be allowed to elect REIT status for five years after
we fail to qualify unless certain relief provisions apply.

We may need to borrow funds to meet our REIT distribution requirements:  To qualify as a REIT, we must generally
distribute to our shareholders 90% of our taxable income. Our income consists primarily of our share of our Operating
Partnership�s income. We intend to make sufficient distributions to qualify as a REIT and otherwise avoid corporate
tax. However, differences in timing between income and expenses and the need to make nondeductible expenditures
such as capital improvements and principal payments on debt could force us to borrow funds to make necessary
shareholder distributions.

The recent market disruptions may adversely affect our operating results and financial condition.

The global financial markets are currently undergoing pervasive and fundamental disruptions. The continuation or
intensification of any such volatility may have an adverse impact on the availability of credit to businesses generally
and could lead to a further weakening of the U.S. and global economies. To the extent that turmoil in the financial
markets continues or intensifies, it has the potential to materially adversely affect the value of our properties, the
availability or the terms of financing and may impact the ability of our customers to enter into new leasing
transactions or satisfy rental payments under existing leases. The current market disruption could also affect our
operating results and financial condition as follows:

Debt and Equity Markets:  Our results of operations and share price are sensitive to the volatility of the credit markets.
The commercial real estate debt markets are currently experiencing volatility as a result of certain factors, including
the tightening of underwriting standards by lenders and credit rating agencies and the significant inventory of unsold
collateralized mortgage-backed securities in the market. Credit spreads for major sources of capital have widened
significantly as investors have demanded a higher risk premium. This is resulting in lenders increasing the cost for
debt financing. Should the overall cost of borrowings increase, either by increases in the index rates or by increases in
lender spreads, we will need to factor such increases into the economics of our acquisitions. In addition, the state of
the debt markets could have an effect on the overall amount of capital being invested in real estate, which may result
in price or value decreases of real estate assets and affect our ability to raise equity capital.

Valuations:  The recent market volatility will likely make the determination of the value of our properties more
difficult. There may be significant uncertainty in the valuation, or in the stability of the value, of our properties, which
could result in a substantial decrease in the value of our properties. As a result, we may not be able to recover the
carrying amount of our properties, which may require us to recognize an impairment charge in earnings. This
difficulty could also impact our ability to accurately estimate the allocation of the purchase price of any properties
acquired.
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Government Intervention:  The pervasive and fundamental disruptions that the global financial markets are currently
undergoing have led to extensive and unprecedented governmental intervention. Such intervention has in certain cases
been implemented on an �emergency� basis, suddenly and substantially eliminating market participants� ability to
continue to implement certain strategies or manage the risk of their outstanding positions. In addition, these
interventions have typically been unclear in scope and application, resulting in confusion and uncertainty which in
itself has been materially detrimental to the efficient functioning of the markets as well as
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previously successful investment strategies. It is impossible to predict what, if any, additional interim or permanent
governmental restrictions may be imposed on the markets or the effect of such restrictions on us and our results of
operations. There is a high likelihood of significantly increased regulation of the financial markets that could have a
material effect on our operating results and financial condition.

Since we buy and operate real estate, we are subject to general real estate investment and operating risks.

Summary of real estate risks:  We own and operate commercial properties and are subject to the risks of owning real
estate generally and commercial properties in particular. These risks include:

� the national, state and local economic climate and real estate conditions, such as oversupply of or reduced
demand for space and changes in market rental rates;

� how prospective tenants perceive the attractiveness, convenience and safety of our properties;

� difficulties in consummating and financing acquisitions and developing properties on advantageous terms and
the failure of acquisitions and development properties to perform as expected;

� our ability to provide adequate management, maintenance and insurance;

� our ability to collect rent from tenants on a timely basis;

� the expense of periodically renovating, repairing and reletting spaces;

� environmental issues;

� compliance with the Americans with Disabilities Act and other federal, state, and local laws and regulations;

� increasing operating costs, including real estate taxes, insurance and utilities, if these increased costs cannot be
passed through to tenants;

� changes in tax, real estate and zoning laws;

� increase in new commercial properties in our market;

� tenant defaults and bankruptcies;

� tenants� right to sublease space; and

� concentration of properties leased to non-rated private companies.

Certain significant costs, such as mortgage payments, real estate taxes, insurance and maintenance, generally are not
reduced even when a property�s rental income is reduced. In addition, environmental and tax laws, interest rate levels,
the availability of financing and other factors may affect real estate values and property income. Furthermore, the
supply of commercial space fluctuates with market conditions.

If our properties do not generate sufficient income to meet operating expenses, including any debt service, tenant
improvements, lease commissions and other capital expenditures, we may have to borrow additional amounts to cover
fixed costs, and we may have to reduce our distributions to shareholders.
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We may be unable to consummate acquisitions and develop properties on advantageous terms, or new acquisitions
and development properties may fail to perform as expected:  While we have not acquired a property since August,
2007, we continue to seek to acquire and develop flex, industrial and office properties where they meet our criteria
and we believe that they will enhance our future financial performance and the value of our portfolio. Our belief,
however, is subject to risks, uncertainties and other factors, many of which are forward-looking and are uncertain in
nature or are beyond our control, including the risks that our acquisitions and development properties may not perform
as expected, that we may be unable to quickly integrate new acquisitions and development properties into our existing
operations, and that any costs to develop projects or redevelop acquired properties may exceed estimates. Further, we
face significant competition for suitable acquisition properties from other real estate investors, including other
publicly traded real estate investment trusts and private institutional investors. As a result, we may be unable to
acquire additional properties we desire or the purchase price for desirable properties may be significantly increased. In
addition, some of these properties may have unknown
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characteristics or deficiencies or may not complement our portfolio of existing properties. In addition, we may finance
future acquisitions and development properties through a combination of borrowings, proceeds from equity or debt
offerings by us or the Operating Partnership, and proceeds from property divestitures. These financing options may
not be available when desired or required or may be more costly than anticipated, which could adversely affect our
cash flow. Real property development is subject to a number of risks, including construction delays, complications in
obtaining necessary zoning, occupancy and other governmental permits, cost overruns, financing risks, and the
possible inability to meet expected occupancy and rent levels. If any of these problems occur, development costs for a
project may increase, and there may be costs incurred for projects that are not completed. As a result of the foregoing,
some properties may be worth less or may generate less revenue than, or simply not perform as well as, we believed at
the time of acquisition or development, negatively affecting our operating results. Any of the foregoing risks could
adversely affect our financial condition, operating results and cash flow, and our ability to pay dividends on, and the
market price of, our stock. In addition, we may be unable to successfully integrate and effectively manage the
properties we do acquire and develop, which could adversely affect our results of operations.

We may encounter significant delays and expense in reletting vacant space, or we may not be able to relet space at
existing rates, in each case resulting in losses of income:  When leases expire, we will incur expenses in retrofitting
space and we may not be able to re-lease the space on the same terms. Certain leases provide tenants with the right to
terminate early if they pay a fee. As of June 30, 2009, our properties generally had lower vacancy rates than the
average for the markets in which they are located, and leases accounting for 10.0% of our total annualized rental
income expire during the remainder of 2009 and 24.1% in 2010. While we have estimated our cost of renewing leases
that expire during the remainder of 2009 and in 2010, our estimates could be wrong. If we are unable to re-lease space
promptly, if the terms are significantly less favorable than anticipated or if the costs are higher, we may have to reduce
our distributions to shareholders.

Tenant defaults and bankruptcies may reduce our cash flow and distributions:  We may have difficulty collecting
from tenants in default, particularly if they declare bankruptcy. This could affect our cash flow and our ability to fund
distributions to shareholders. Since many of our tenants are non-rated private companies, this risk may be enhanced.
There is inherent uncertainty in a tenant�s ability to continue paying rent if they are in bankruptcy. As of July 31, 2009,
the Company had approximately 42,000 square feet of leased space that is occupied by tenants that are protected by
Chapter 11 of the U.S. Bankruptcy Code. In addition, we had tenants occupying approximately 628,000 square feet
who vacated their space during the six months ended June 30, 2009 as a result of business failures. A number of other
tenants have contacted us requesting early termination of their lease, reduction in space under lease, or rent deferment
or abatement. At this time, the Company cannot anticipate what effect, if any, the ultimate outcome of these
discussions will have on our operating results.

We may be adversely affected by significant competition among commercial properties:  Many other commercial
properties compete with our properties for tenants. Some of the competing properties may be newer and better located
than our properties. We also expect that new properties will be built in our markets. In addition, we compete with
other buyers, many of which are larger than us, for attractive commercial properties. Therefore, we may not be able to
grow as rapidly as we would like.

We may be adversely affected if casualties to our properties are not covered by insurance:  We could suffer uninsured
losses or losses in excess of our insurance policy limits for occurrences such as earthquakes or hurricanes that
adversely affect us or even result in loss of the property. We might still remain liable on any mortgage debt or other
unsatisfied obligations related to that property.

The illiquidity of our real estate investments may prevent us from adjusting our portfolio to respond to market
changes:  There may be delays and difficulties in selling real estate. Therefore, we cannot easily change our portfolio
when economic conditions change. Also, tax laws limit a REIT�s ability to sell properties held for less than two years.
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We may be adversely affected by changes in laws:  Increases in income and service taxes may reduce our cash flow
and ability to make expected distributions to our shareholders. Our properties are also subject to various federal, state
and local regulatory requirements, such as state and local fire and safety codes. If we fail to comply with these
requirements, governmental authorities could fine us or courts could award damages against us. We
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believe our properties comply with all significant legal requirements. However, these requirements could change in a
way that would reduce our cash flow and ability to make distributions to shareholders.

We may incur significant environmental remediation costs:  Under various federal, state and local environmental laws,
an owner or operator of real estate may have to clean spills or other releases of hazardous or toxic substances on or
from a property. Certain environmental laws impose liability whether or not the owner knew of, or was responsible
for, the presence of the hazardous or toxic substances. In some cases, liability may exceed the value of the property.
The presence of toxic substances, or the failure to properly remedy any resulting contamination, may make it more
difficult for the owner or operator to sell, lease or operate its property or to borrow money using its property as
collateral. Future environmental laws may impose additional material liabilities on us.

We depend on external sources of capital to grow our company.

We are generally required under the Internal Revenue Code to distribute at least 90% of our taxable income. Because
of this distribution requirement, we may not be able to fund future capital needs, including any necessary building and
tenant improvements, from operating cash flow. Consequently, we may need to rely on third-party sources of capital
to fund our capital needs. We may not be able to obtain the financing on favorable terms or at all. Access to
third-party sources of capital depends, in part, on general market conditions, the market�s perception of our growth
potential, our current and expected future earnings, our cash flow, and the market price per share of our common
stock. If we cannot obtain capital from third-party sources, we may not be able to acquire properties when strategic
opportunities exist, satisfy any debt service obligations, or make cash distributions to shareholders.

Our ability to control our properties may be adversely affected by ownership through partnerships and joint
ventures.

We own most of our properties through our Operating Partnership. Our organizational documents do not prevent us
from acquiring properties with others through partnerships or joint ventures. This type of investment may present
additional risks. For example, our partners may have interests that differ from ours or that conflict with ours, or our
partners may become bankrupt.

We can change our business policies and increase our level of debt without shareholder approval.

Our board of directors establishes our investment, financing, distribution and our other business policies and may
change these policies without shareholder approval. Our organizational documents do not limit our level of debt. A
change in our policies or an increase in our level of debt could adversely affect our operations or the price of our
common stock.

We can issue additional securities without shareholder approval.

We can issue preferred stock, common stock and equity stock without shareholder approval. Holders of preferred
stock have priority over holders of common stock, and the issuance of additional shares of stock reduces the interest
of existing holders in our company.

Increases in interest rates may adversely affect the market price of our common stock.

One of the factors that influences the market price of our common stock is the annual rate of distributions that we pay
on our common stock, as compared with interest rates. An increase in interest rates may lead purchasers of REIT
shares to demand higher annual distribution rates, which could adversely affect the market price of our common stock.
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Shares that become available for future sale may adversely affect the market price of our common stock.

Substantial sales of our common stock, or the perception that substantial sales may occur, could adversely affect the
market price of our common stock. As of July 31, 2009, Public Storage and its affiliates owned 26.4% of the
outstanding shares of the Company�s common stock and 26.2% of the outstanding common units of the Operating
Partnership (100% of the common units not owned by the Company). Assuming conversion of its
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partnership units, Public Storage would own 45.7% of the outstanding shares of the Company�s common stock. These
shares, as well as shares of common stock held by certain other significant shareholders, are eligible to be sold in the
public market, subject to compliance with applicable securities laws.

We depend on key personnel.

We depend on our key personnel, including Joseph D. Russell, Jr., our President and Chief Executive Officer. The
loss of Mr. Russell or other key personnel could adversely affect our operations. We maintain no key person insurance
on our key personnel.

Change in taxation of corporate dividends may adversely affect the value of our shares.

The Jobs and Growth Tax Relief Reconciliation Act of 2003, enacted on May 28, 2003, generally reduces to 15% the
maximum marginal rate of federal tax payable by individuals on dividends received from a regular C corporation.
This reduced tax rate, however, does not apply to dividends paid to individuals by a REIT on its shares except for
certain limited amounts. The earnings of a REIT that are distributed to its shareholders are generally subject to less
federal income taxation on an aggregate basis than earnings of a regular C corporation that are distributed to its
shareholders net of corporate-level income tax. The Jobs and Growth Tax Act, however, could cause individual
investors to view stocks of regular C corporations as more attractive relative to shares of REITs than was the case
prior to the enactment of the legislation because the dividends from regular C corporations, which previously were
taxed at the same rate as REIT dividends, now will be taxed at a maximum marginal rate of 15% while REIT
dividends will be generally taxed at a maximum marginal rate of 35%.

S-9
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USE OF PROCEEDS

We estimate that the net proceeds from this offering will be approximately $125.1 million (or $143.9 million if the
underwriters exercise their option to purchase additional shares in full), at an assumed public offering price of $52.35
per share (the last reported sale price on August 7, 2009), after deducting estimated underwriting discounts and
offering expenses payable by us. We estimate that the net proceeds of the sale of common stock to Public Storage will
be approximately $14.5 million (or $16.7 million if the underwriters exercise their option to purchase additional
shares in full). We will contribute all of these net proceeds to our Operating Partnership in exchange for common
partnership units of the limited partnership. Our Operating Partnership intends to use the net proceeds for general
corporate purposes, which may include property acquisitions. Neither we nor our Operating Partnership have any
agreements or commitments with respect to any property acquisitions. Pending application of the net proceeds as
described above, we expect that the net proceeds of this offering and the sale of common stock to Public Storage will
be deposited in interest bearing accounts or invested in certificates of deposit, United States government obligations or
other short-term, high-quality debt instruments selected at our discretion.
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CAPITALIZATION

The following table sets forth our cash and cash equivalents and capitalization as of June 30, 2009:

� on an actual basis; and

� on an as adjusted basis giving effect to the issuance of 2,500,000 shares of common stock in this offering and
the sale of common stock to Public Storage, each at an assumed public offering price of $52.35 per share (the
last reported sale price on August 7, 2009), after deducting estimated underwriting discounts and offering
expenses payable by us.

The following data should be read in conjunction with �Use of Proceeds� included elsewhere in this prospectus and with
�Management�s Discussion and Analysis of Financial Condition and Results of Operations,� and our consolidated
financial statements and related notes included in our Form 10-Q for the quarter ended June 30, 2009 and incorporated
by reference into this prospectus supplement.

June 30, 2009
Actual As Adjusted

(In thousands)

Cash and cash equivalents $ 21,998 $ 161,652

Mortgage notes payable 53,519 53,519

Equity:
PS Business Parks, Inc.�s shareholders� equity:
Preferred stock, $0.01 par value, 50,000,000 shares authorized, 25,042 shares
issued and outstanding at June 30, 2009 626,046 626,046
Common stock, $0.01 par value, 100,000,000 shares authorized,
20,547,592 shares issued and outstanding at June 30, 2009 205 233
Paid-in capital 396,930 536,557
Cumulative net income 659,028 659,028
Cumulative distributions (614,518) (614,518)

Total PS Business Parks, Inc.�s shareholders� equity 1,067,691 1,207,346

Noncontrolling interests:
Preferred units 73,418 73,418
Common units 157,036 157,036

230,454 230,454

Total equity 1,298,145 1,437,800

Total capitalization $ 1,351,664 $ 1,491,319
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UNDERWRITING

The company and the underwriters named below have entered into an underwriting agreement with respect to the
shares being offered. Subject to certain conditions, each underwriter has severally agreed to purchase the number of
shares indicated in the following table. Credit Suisse Securities (USA) LLC, Goldman, Sachs & Co., Merrill Lynch,
Pierce, Fenner & Smith Incorporated and Wells Fargo Securities, LLC, are the joint book-running managers and
representatives of the underwriters.

Underwriters Number of Shares

Credit Suisse Securities (USA) LLC
Goldman, Sachs & Co. 
Merrill Lynch, Pierce, Fenner & Smith
Incorporated
Wells Fargo Securities, LLC

Total 2,500,000

The underwriters are committed to take and pay for all of the shares being offered, if any are taken, other than the
shares covered by the option described below unless and until this option is exercised.

If the underwriters sell more shares than the total number set forth in the table above, the underwriters have an option
to buy up to an additional 375,000 shares from us. They may exercise that option for 30 days. If any shares are
purchased pursuant to this option, the underwriters will severally purchase shares in approximately the same
proportion as set forth in the table above.

The following table shows the per share and total underwriting discounts and commissions to be paid to the
underwriters by us. Such amounts are shown assuming both no exercise and full exercise of the underwriters� option to
purchase 375,000 additional shares.

No Exercise Full Exercise

Per Share $ $
Total $ $

Shares sold by the underwriters to the public will initially be offered at the initial public offering price set forth on the
cover of this prospectus supplement. Any shares sold by the underwriters to securities dealers may be sold at a
discount of up to $      per share from the initial public offering price. If all the shares are not sold at the initial public
offering price, the representatives may change the offering price and the other selling terms. The offering of the shares
by the underwriters is subject to receipt and acceptance and subject to the underwriters� right to reject any order in
whole or in part.

We have agreed, and we expect each of our directors and executive officers will agree, with the underwriters, subject
to certain exceptions, not to dispose of or hedge any of their common stock or securities convertible into or
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exchangeable for shares of common stock during the period from the date of this prospectus supplement continuing
through the date 60 days after the date of this prospectus supplement, except with the prior written consent of all of
the representatives. This agreement does not apply to any existing employee benefit plans.

In connection with the offering, the underwriters may purchase and sell shares of common stock in the open market.
These transactions may include short sales, stabilizing transactions and purchases to cover positions created by short
sales. Shorts sales involve the sale by the underwriters of a greater number of shares than they are required to purchase
in the offering. �Covered� short sales are sales made in an amount not greater than the underwriters� option to purchase
additional shares from the company in the offering. The underwriters may close out any covered short position by
either exercising their option to purchase additional shares or purchasing shares in the open market. In determining the
source of shares to close out the covered short position, the underwriters will consider, among other things, the price
of shares available for purchase in the open market as compared to the price at which they may purchase additional
shares pursuant to the option granted to them. �Naked� short sales are any sales in excess of such option. The
underwriters must close out any naked short position by purchasing shares in the open market. A naked short position
is more likely to be created if the underwriters are concerned that there may be
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downward pressure on the price of the common stock in the open market after pricing that could adversely affect
investors who purchase in the offering. Stabilizing transactions consist of various bids for or purchases of common
stock made by the underwriters in the open market prior to the completion of the offering.

The underwriters may also impose a penalty bid. This occurs when a particular underwriter repays to the underwriters
a portion of the underwriting discount received by it because the representatives have repurchased shares sold by or
for the account of such underwriter in stabilizing or short covering transactions.

Purchases to cover a short position and stabilizing transactions, as well as other purchases by the underwriters for their
own accounts, may have the effect of preventing or retarding a decline in the market price of the company�s stock, and
together with the imposition of the penalty bid, may stabilize, maintain or otherwise affect the market price of the
common stock. As a result, the price of the common stock may be higher than the price that otherwise might exist in
the open market. If these activities are commenced, they may be discontinued at any time. These transactions may be
effected on the New York Stock Exchange, in the over-the-counter market or otherwise.

The company may enter into derivative transactions with third parties, or sell securities not covered by this prospectus
supplement to third parties in privately negotiated transactions. In connection with those derivatives, the third parties
may sell securities covered by this prospectus supplement, including in short sale transactions. If so, the third party
may use securities pledged by the company or borrowed from the company or others to settle those sales or to close
out any related open borrowings of stock, and may use securities received from the company in settlement of those
derivatives to close out any related open borrowings of stock. The third party in such sale transactions will be an
underwriter or will be identified in a post-effective amendment.

The company estimates that its share of the total expenses of the offering, excluding underwriting discounts and
commissions, will be approximately $200,000.

The company has agreed to indemnify the several underwriters against certain liabilities, including liabilities under the
Securities Act of 1933.

Other Relationships

The underwriters and their affiliates have provided and may continue to provide certain commercial banking, financial
advisory and investment banking services for us for which they receive customary fees and expenses. An affiliate of
Wells Fargo Securities, LLC is a lender under our credit facility. The underwriters and their affiliates may from time
to time in the future engage in transactions with us and perform services for us in the ordinary course of their business.

Selling Restrictions

In relation to each Member State of the European Economic Area which has implemented the Prospectus Directive
(each, a Relevant Member State), each underwriter with effect from and including the date on which the Prospectus
Directive is implemented in that Relevant Member State (the Relevant Implementation Date) has not made and will
not make an offer of shares to the public in that Relevant Member State prior to the publication of a prospectus in
relation to the shares which has been approved by the competent authority in that Relevant Member State or, where
appropriate, approved in another Relevant Member State and notified to the competent authority in that Relevant
Member State, all in accordance with the Prospectus Directive, except that it may, with effect from and including the
Relevant Implementation Date, make an offer of shares to the public in that Relevant Member State at any time:

(a) to legal entities which are authorised or regulated to operate in the financial markets or, if not so authorised or
regulated, whose corporate purpose is solely to invest in securities;
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(b) to any legal entity which has two or more of (1) an average of at least 250 employees during the last financial year;
(2) a total balance sheet of more than �43,000,000 and (3) an annual net turnover of more than �50,000,000, as shown in
its last annual or consolidated accounts;

(c) to fewer than 100 natural or legal persons (other than qualified investors as defined in the Prospectus Directive)
subject to obtaining the prior consent of the representatives for any such offer; or

S-13

Edgar Filing: PS BUSINESS PARKS INC/CA - Form 424B2

Table of Contents 26



Table of Contents

(d) in any other circumstances which do not require the publication by the Issuer of a prospectus pursuant to Article 3
of the Prospectus Directive.

For the purposes of this provision, the expression an �offer of shares to the public� in relation to any shares in any
Relevant Member State means the communication in any form and by any means of sufficient information on the
terms of the offer and the shares to be offered so as to enable an investor to decide to purchase or subscribe the shares,
as the same may be varied in that Relevant Member State by any measure implementing the Prospectus Directive in
that Relevant Member State and the expression Prospectus Directive means Directive 2003/71/EC and includes any
relevant implementing measure in each Relevant Member State.

Each underwriter:

� has only communicated or caused to be communicated and will only communicate or cause to be
communicated an invitation or inducement to engage in investment activity (within the meaning of Section 21
of the FSMA) received by it in connection with the issue or sale of the shares in circumstances in which
Section 21(1) of the FSMA would not, if the Issuer was not an authorised person, apply to the Issuer; and

� has complied and will comply with all applicable provisions of the FSMA with respect to anything done by it
in relation to the shares in, from or otherwise involving the United Kingdom.

The shares may not be offered or sold by means of any document other than (i) in circumstances which do not
constitute an offer to the public within the meaning of the Companies Ordinance (Cap.32, Laws of Hong Kong), or
(ii) to �professional investors� within the meaning of the Securities and Futures Ordinance (Cap.571, Laws of Hong
Kong) and any rules made thereunder, or (iii) in other circumst
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