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Washington, D.C. 20549

FORM 10-K/A
(Amendment No. 1)

RANNUAL REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF 1934
For the fiscal year ended December 31, 2013
OR

¨TRANSITION REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF1934
For the transition period from              to              .
Commission File Number 001-34571

PEBBLEBROOK HOTEL TRUST
(Exact Name of Registrant as Specified in Its Charter)

Maryland 27-1055421
(State of Incorporation
or Organization)

(I.R.S. Employer
Identification No.)

2 Bethesda Metro Center, Suite 1530
Bethesda, Maryland 20814

(Address of Principal Executive Offices) (Zip Code)
(240) 507-1300
(Registrant’s telephone number, including area code)

Securities registered pursuant to Section 12(b) of the Act:

Title of Each Class Name of Each Exchange on Which
Registered

Common Shares of Beneficial Interest, $0.01 par value per share New York Stock Exchange
7.875% Series A Cumulative Redeemable Preferred Shares of Beneficial
Interest, $0.01 par value per share New York Stock Exchange

8.00% Series B Cumulative Redeemable Preferred Shares of Beneficial
Interest, $0.01 par value per share New York Stock Exchange

6.50% Series C Cumulative Redeemable Preferred Shares of Beneficial
Interest, $0.01 par value per share New York Stock Exchange
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Securities registered pursuant to Section 12(g) of the Act:
None
Indicate by check mark whether the registrant is a well-known seasoned issuer, as defined in Rule 405 of the
Securities Act. R  Yes    ¨  No
Indicate by check mark if the registrant is not required to file reports pursuant to Section 13 or Section 15(d) of the
Act. ¨  Yes    R  No
Indicate by check mark whether the registrant: (1) has filed all reports required to be filed by Section 13 or 15(d) of
the Securities Exchange Act of 1934 during the preceding 12 months (or for such shorter period that the registrant was
required to
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file such reports), and (2) has been subject to such filing requirements for the past 90 days.    R  Yes    ¨  No
Indicate by check mark whether the registrant has submitted electronically and posted on its corporate Web site, if
any, every Interactive Data File required to be submitted and posted pursuant to Rule 405 of Regulation S-T
(§232.405 of this chapter) during the preceding 12 months (or for such shorter period that the registrant was required
to submit and post such files).    R  Yes    ¨  No
Indicate by check mark if disclosure of delinquent filers pursuant to Item 405 of Regulation S-K (§229.405 of this
chapter) is not contained herein, and will not be contained, to the best of registrant's knowledge, in definitive proxy or
information statements incorporated by reference in Part III of this Form 10-K or any amendment to this Form 10-K.
R
Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer,
or a smaller reporting company. See definition of “large accelerated filer,” “accelerated filer” and “smaller reporting
company” in Rule 12b-2 of the Exchange Act. (Check one):
Large accelerated filer R Accelerated filer ¨

Non-accelerated filer ¨ (do not check if a smaller reporting company) Smaller reporting company¨
Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the Exchange
Act).    ¨  Yes    R  No
The aggregate market value of the 60,478,687 common shares of beneficial interest held by non-affiliates of the
registrant was $1,563,374,059 based on the closing sale price on the New York Stock Exchange for such common
shares of beneficial interest as of June 30, 2013.
The number of common shares of beneficial interest outstanding as of February 25, 2014 was 63,901,831.
___________________
DOCUMENTS INCORPORATED BY REFERENCE
None.
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EXPLANATORY NOTE

Pebblebrook Hotel Trust (the “Registrant”) is filing this Amendment No. 1 on Form 10-K/A (this “Amendment”) to its
Annual Report on Form 10-K for the fiscal year ended December 31, 2013 filed with the Securities and Exchange
Commission on February 20, 2014 (the “Original Form 10-K”) solely to include the financial statements of the
Registrant’s 49%-owned joint venture for the partial period from July 29, 2011 to December 31, 2011 and to
incorporate the revised report of PKF O’Connor Davies, A Division of O’Connor Davies, LLP and its consent.  The
financial statements for that period, in addition to those for the years ended December 31, 2013 and 2012, and the
revised report, and the related consent are filed with this Amendment as Exhibits 99.1 and 23.2, respectively.

Pursuant to Rule 12b-15 under the Securities Exchange Act of 1934, as amended (the “Exchange Act”), this Amendment
also contains new certifications pursuant to Rules 13a-14(a) and 15d-14(a) under the Exchange Act and pursuant to 18
U.S.C. Section 1350, as adopted pursuant to Section 906 of the Sarbanes-Oxley Act of 2002.

Except as described above, this Amendment does not amend, update or change any other items or disclosures in the
Original Form 10-K, and does not purport to reflect any information or events subsequent to the filing thereof. 
Accordingly, this Amendment should be read in conjunction with the Original Form 10-K.
PART IV
Item 15. Exhibits and Financial Statement Schedules.
(a)The following documents are filed as part of this report:
1.Financial Statements
Included on pages F-1 through F-28 of Pebblebrook Hotel Trust's Annual Report on Form 10-K for the year ended
December 31, 2013, filed on February 20, 2014.
2.Financial Statement Schedules    
The following financial statement schedule is included on pages F-29 through F-31 of Pebblebrook Hotel Trust's
Annual Report on Form 10-K for the year ended December 31, 2013, filed on February 20, 2014.
Schedule III - Real Estate and Accumulated Depreciation
All other schedules for which provision is made in Regulation S-X are either not required to be included herein under
the related instructions or are inapplicable or the related information is included in the footnotes to the applicable
financial statement and, therefore, have been omitted from this Item 15.
3.Exhibits
The following exhibits listed on the Exhibit Index, which is incorporated herein by reference, are filed or furnished, as
the case may be, as part of this Annual Report on Form 10-K/A (Amendment No. 1):
Exhibit
Number Description of Exhibit

23.2† Consent of PKF O’Connor Davies, A Division of O’Connor Davies, LLP.

31.1† Certification of Chief Executive Officer pursuant to Rule 13a-14(a)/15d-14(a), as adopted pursuant
to Section 302 of the Sarbanes-Oxley Act of 2002.

31.2† Certification of Chief Financial Officer pursuant to Rule 13a-14(a)/15d-14(a), as adopted pursuant
to Section 302 of the Sarbanes-Oxley Act of 2002.

32.1†† Certification of Chief Executive Officer pursuant to 18 U.S.C. Section 1350, as adopted pursuant to
Section 906 of the Sarbanes-Oxley Act of 2002.

32.2†† Certification of Chief Financial Officer pursuant to 18 U.S.C. Section 1350, as adopted pursuant to
Section 906 of the Sarbanes-Oxley Act of 2002.
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99.1† Audited combined financial statements of DP Fee Holding Co., LLC and DP Lease Holding, LLC.

† Filed herewith.

†† Furnished herewith.

(b) See Exhibit Index attached to this Annual Report on Form 10-K/A (Amendment No. 1).
(c) The financial statements required by Rule 3-09 of Regulation S-X are filed as Exhibit 99.1 to this Annual Report
on Form 10-K/A (Amendment No. 1).
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SIGNATURES
Pursuant to the requirements of the Securities Exchange Act of 1934, as amended, the registrant has duly caused this
report to be signed on its behalf by the undersigned thereunto duly authorized.

PEBBLEBROOK HOTEL TRUST

Date: February 27, 2014 By: /s/ JON E. BORTZ
Jon E. Bortz
Chairman, President and Chief Executive
Officer
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EXHIBIT INDEX
Exhibit
Number Description of Exhibit

3.1
Declaration of Trust, as amended and supplemented, of the Registrant (incorporated by reference to
Exhibit 3.1 to the Registrant's Quarterly Report on Form 10-Q filed on April 25, 2013 (File No.
001-34571)).

3.2 Bylaws of the Registrant (incorporated by reference to Exhibit 3.1 to the Registrant's Registration
Statement on Form S-11 filed on July 13, 2010 (File No. 333-168078)).

3.3
Second Amended and Restated Agreement of Limited Partnership of Pebblebrook Hotel, L.P.
(incorporated by reference to Exhibit 3.1 to the Registrant's Current Report on Form 8-K filed on
December 17, 2013 (File No. 001-34571)).

10.1*
Pebblebrook Hotel Trust 2009 Equity Incentive Plan, as amended and restated (incorporated by
reference to Exhibit 10.1 to the Registrant's Quarterly Report on Form 10-Q filed on August 2,
2012 (File No. 001-34571)).

10.2*
Change in Control Severance Agreement between Pebblebrook Hotel Trust and Jon E. Bortz
(incorporated by reference to Exhibit 10.2 to the Registrant's Annual Report on Form 10-K filed on
March 24, 2010 (File No. 001-34571)).

10.3*
Change in Control Severance Agreement between Pebblebrook Hotel Trust and Raymond D. Martz
(incorporated by reference to Exhibit 10.3 to the Registrant's Annual Report on Form 10-K filed on
March 24, 2010 (File No. 001-34571)).

10.4*
Change in Control Severance Agreement between Pebblebrook Hotel Trust and Thomas C. Fisher
(incorporated by reference to Exhibit 10.4 to the Registrant's Annual Report on Form 10-K filed on
March 24, 2010 (File No. 001-34571)).

10.5*
Form of Indemnification Agreement between Pebblebrook Hotel Trust and its officers and trustees
(incorporated by reference to Exhibit 10.4 of Amendment No. 1 to the Registrant's Registration
Statement on Form S-11/A, filed by the Registrant on November 10, 2009 (File No. 333-162412)).

10.6*

Form of Share Award Agreement for officers and employees (incorporated by reference to
Exhibit 10.5 of Amendment No. 2 to the Registrant's Registration Statement on Form S-11/A filed
on November 25, 2009 (File No. 333-162412)) (This agreement was superseded by Exhibit 10.13
below).

10.10*
Form of Share Award Agreement for trustees (incorporated by reference to Exhibit 10.6 of
Amendment No. 2 to the Registrant's Registration Statement on Form S-11/A filed on
November 25, 2009 (File No. 333-162412)).

10.11*
Form of Share Award Agreement (Performance Vesting) for executive officers (incorporated by
reference to Exhibit 10.1 to the Registrant's Quarterly Report on Form 10-Q filed on April 26, 2012
(File No. 001-34571)).

10.12*

Form of LTIP Unit Vesting Agreement (supersedes Exhibits 10.11, 10.12, and 10.13 to the
Registrant's Annual Report on Form 10-K filed on March 24, 2010 (File No. 001-34571))
(incorporated by reference to Exhibit 10.2 to the Registrant's Quarterly Report on Form 10-Q filed
on April 26, 2012).

10.13*

Form of Share Award Agreement for executive officers (supersedes Exhibit 10.5 of Amendment
No. 2 to the Registrant's Registration Statement on Form S-11/A filed on November 25, 2009 (File
No. 333-162412) and Exhibits 10.1, 10.2, and 10.3 to the Registrant's Current Report on Form 8-K
filed on March 16, 2010 (File No. 001-34571)) (incorporated by reference to Exhibit 10.3 to the
Registrant's Quarterly Report on Form 10-Q filed on April 26, 2012 (File No. 001-34571)).

10.14

Lease, dated December 1, 1999, by and between the United States of America, acting through the
Administrator of General Services, and Tariff Building Associates, L.P. (incorporated by reference
to Exhibit 10.1 to the Registrant's Current Report on Form 8-K filed on September 13, 2010 (File
No. 001-34571)).

Edgar Filing: Pebblebrook Hotel Trust - Form 10-K/A

8



10.15

Assignment and Assumption of GSA Lease, by and among the United States of America, acting by
and through the Administrator of General Services and Authorized Representatives, Tariff Building
Associates, L.P., and Jayhawk Owner LLC (incorporated by reference to Exhibit 10.2 to the
Registrant's Current Report on Form 8-K filed on September 13, 2010 (File No. 001-34571)).

10.16

Historical Lease, dated October 16, 2000, by and between the United States Department of the
Interior, National Park Service acting through the Regional Director, Pacific West Region, an
agency of the United States of America, and Maritime Hotel Associates, L.P. (incorporated by
reference to Exhibit 10.1 to the Registrant's Current Report on Form 8-K filed on February 22,
2011 (File No. 001-34571)).

10.17

Seventh Amendment to Historic Lease, dated February 6, 2001, by and between the United States
Department of the Interior, National Park Service acting through the Regional Director, Pacific
West Region, an agency of the United States of America, and Maritime Hotel Associates, L.P.
(incorporated by reference to Exhibit 10.2 to the Registrant's Current Report on Form 8-K filed on
February 22, 2011 (File No. 001-34571)).
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10.18

Tenth Amendment to Historic Lease, dated December 9, 2008, by and between the United States
Department of the Interior, National Park Service acting through the Regional Director, Pacific
West Region, an agency of the United States of America, and Maritime Hotel Associates, L.P.
(incorporated by reference to Exhibit 10.3 to the Registrant's Current Report on Form 8-K filed on
February 22, 2011 (File No. 001-34571)).

10.19

Eleventh Amendment to Historic Lease, dated February 16, 2011, by and between the United
States Department of the Interior, National Park Service acting through the Regional Director,
Pacific West Region, an agency of the United States of America, and Wildcats Owner LLC.
(incorporated by reference to Exhibit 10.4 to the Registrant's Current Report on Form 8-K filed on
February 22, 2011 (File No. 001-34571)).

10.2

Assignment and Assumption of Historical Lease, by and among the United States Department of
the Interior, National Park Service acting through the Regional Director, Pacific West Region, an
Agency of the United States of America, Maritime Hotel Associates, L.P., and Wildcats Owner
LLC. (incorporated by reference to Exhibit 10.5 to the Registrant's Current Report on Form 8-K
filed on February 22, 2011 (File No. 001-34571)).

10.21

Amended and Restated Credit Agreement, dated as of June 3, 2011, among Pebblebrook Hotel,
L.P., as borrower, Pebblebrook Hotel Trust, as the parent REIT and a guarantor, certain
subsidiaries of the borrower, as guarantors, Bank of America, N.A., as administrative agent, and
the other lenders party hereto (incorporated by reference to Exhibit 10.2 to the Registrant's
Quarterly Report on Form 10-Q filed on August 2, 2011 (File No. 001-34571)) (This agreement
was amended and restated in July 2012; See Exhibit 10.22 below).

10.22

Amended and Restated Credit Agreement, dated as of July 13, 2012, among Pebblebrook Hotel,
L.P., as borrower, Pebblebrook Hotel Trust, as the parent REIT and a guarantor, certain
subsidiaries of the borrower, as guarantors, Bank of America, N.A., as administrative agent, and
the other lenders party hereto (incorporated by reference to Exhibit 10.2 to the Registrant's
Quarterly Report on Form 10-Q filed on August 2, 2011 (File No. 001-34571)) (This agreement
supersedes Exhibit 10.21 above).

10.23

Contribution Agreement by and among Denihan Ownership Company, LLC, Denihan Mezz
Holding Company, LLC and Cardinals Owner LLC, dated as of June 20, 2011 (incorporated by
reference to Exhibit 10.1 to the Registrant's Current Report on Form 8-K filed on June 24, 2011
(File No. 001-34571)).

10.24 Form of Operating Agreement of DP Holding Company, LLC (incorporated by reference to Exhibit
10.2 to the Registrant's Current Report on Form 8-K filed on June 24, 2011 (File No. 001-34571)).

10.25

Second Amended and Restated Operating Agreement of DP Fee Holding Co., LLC, dated July 29,
2011 (supersedes Exhibit 10.1 to the Registrant's Current Report on Form 8-K filed on August 4,
2011) (incorporated by reference to Exhibit 10.1 to the Registrant's Current Report on Form 8-K/A
filed on September 28, 2011 (File No. 001-34571)).

10.26
Amendment to Second Amended and Restated Operating Agreement of DP Fee Holding Co., LLC,
dated December 27, 2012 (incorporated by reference to Exhibit 10.26 to the Registrant's Annual
Report on Form 10-K filed on February 21, 2013 (File No. 001-34571)).

10.27
Operating Agreement of DP Lease Holding, LLC, dated July 29, 2011 (incorporated by reference
to Exhibit 10.2 to the Registrant's Current Report on Form 8-K filed on August 4, 2011 (File No.
001-34571)).

10.28

Loan Agreement, dated as of December 27, 2012, between Goldman Sachs Mortgage Company
and 371 Seventh Avenue Co. LLC, 125 East 50th Street Co. LLC, 215 East 64th Street Co. LLC,
155 East 50th Street Co. LLC and 303 Lexington Avenue Co. LLC (incorporated by reference to
Exhibit 10.28 to the Registrant's Annual Report on Form 10-K filed on February 21, 2013 (File
No. 001-34571)).
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10.29* Form of LTIP Class B Unit Vesting Agreement (incorporated by reference to Exhibit 10.1 to the
Registrant's Current Report on Form 8-K filed on December 17, 2013 (File No. 001-34571)).

10.30* Form of Performance Unit Retention Award Agreement (incorporated by reference to Exhibit 10.2
to the Registrant's Current Report on Form 8-K filed on December 17, 2013 (File No. 001-34571)).

12.1
Statement of Computation of Ratios of Earnings to Combined Fixed Charges and Preferred Share
Dividends (incorporated by reference to Exhibit 12.1 to the Registrant's Annual Report on Form
10-K filed on February 20, 2014 (File No. 001-34571)).

21.1 List of Subsidiaries of the Registrant (incorporated by reference to Exhibit 21.1 to the Registrant's
Annual Report on Form 10-K filed on February 20, 2014 (File No. 001-34571)).

23.1 Consent of KPMG LLP (incorporated by reference to Exhibit 23.1 to the Registrant's Annual
Report on Form 10-K filed on February 20, 2014 (File No. 001-34571)).

23.2† Consent of PKF O’Connor Davies, A Division of O’Connor Davies, LLP.

31.1† Certification of Chief Executive Officer pursuant to Rule 13a-14(a)/15d-14(a), as adopted pursuant
to Section 302 of the Sarbanes-Oxley Act of 2002.
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31.2† Certification of Chief Financial Officer pursuant to Rule 13a-14(a)/15d-14(a), as adopted pursuant
to Section 302 of the Sarbanes-Oxley Act of 2002.

32.1†† Certification of Chief Executive Officer pursuant to 18 U.S.C. Section 1350, as adopted pursuant to
Section 906 of the Sarbanes-Oxley Act of 2002.

32.2†† Certification of Chief Financial Officer pursuant to 18 U.S.C. Section 1350, as adopted pursuant to
Section 906 of the Sarbanes-Oxley Act of 2002.

99.1† Audited combined financial statements of DP Fee Holding Co., LLC and DP Lease Holding, LLC.
101.INS XBRL Instance Document (1)
101.SCH XBRL Taxonomy Extension Schema Document (1)
101.CAL XBRL Taxonomy Extension Calculation Linkbase Document (1)
101.LAB XBRL Taxonomy Extension Label Linkbase Document (1)
101.DEF XBRL Taxonomy Extension Definition Linkbase Document (1)
101.PRE XBRL Taxonomy Extension Presentation Linkbase Document (1)
_______________
*Management agreement or compensatory plan or arrangement.
†Filed herewith.
††Furnished herewith.

(1)

Submitted electronically with the Registrant's Annual Report on Form 10-K filed on February 20, 2014 (File No.
001-34571) and incorporated herein by reference. Attached as Exhibit 101 to such report are the following
documents formatted in XBRL (eXtensible Business Reporting Language): (i) Consolidated Balance Sheets; (ii)
Consolidated Statements of Operations and Comprehensive Income; (iii) Consolidated Statements of Equity; (iv)
Consolidated Statements of Cash Flows; and (v) Notes to Consolidated Financial Statements.
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