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Dear stockholders:

Zvi barZilay
President and Chief Operating Officer

March 4, 2009

roberT i. Toll
Chairman of the Board and  

Chief Executive Officer

bruCe e. Toll
Vice Chairman 

of the Board

(1)Net-debt-to-capital ratio is calculated as total debt minus mortgage 
warehouse loans and minus cash, divided by total debt minus 
mortgage warehouse loans and minus cash plus stockholders’ equity. 

Faced with a plunging stock market, weak consumer confidence, 
growing job losses, challenging credit markets, and a hobbled 
economy, we continue to focus on maintaining a strong balance 
sheet and significant liquidity. 

We ended FY 2009’s first quarter with $1.53 billion in cash, 
compared to $956.6 million at FY 2008’s first-quarter end. Our 
cash position was down slightly from $1.63 billion at FY 2008’s 
fourth-quarter end, principally due to the payment in 2009’s 
first quarter of previously accrued taxes and the retirement 
of purchase money mortgages and other debt. In addition, we 
had $1.32 billion available under our bank credit facility, which 
matures in March 2011. 

We ended FY 2009’s first quarter with a net-debt-to-capital 
ratio(1) of 14.5%, our lowest first-quarter end level. This compared 
to 26.8% at FY 2008’s first-quarter end. Stockholders’  
equity at FY 2009’s first-quarter end of $3.16 billion was down 
2% compared to $3.24 billion at Fiscal Year End 2008, and down 
7% compared to $3.41 billion at FY 2008’s first-quarter end. 

We hope to use some of our capital to take advantage of 
opportunities we believe will arise from the current downturn.  
We are beginning to see some properties come to market at 
reasonable prices. We have not bought any yet, but we are 
getting closer. 

Ironically, in this tough climate, now is a very good time to buy a 
home. With the decline in home prices and historically low mortgage 
rates, home price affordability is at an all-time high, according to the 
National Association of REALTORS®. As a result, in many markets, 
inventory is starting to be absorbed by bargain hunters. 

We believe there are buyers on the fence. Our recent 
3.99% mortgage promotion had a dramatic effect on our 
website activity; visitors to our mortgage company website,  
www.tbimortgage.com, grew from 84 a day to 1,617 a day. However, 
we believe weak buyer confidence still impedes the market. We 
have not yet seen a pick up in activity at our communities other 
than ordinary seasonal increases for this time of year.  

Our first-quarter results reflect the current difficult environment. 
We had a net loss of $88.9 million, or $0.55 per share diluted, 
which included pre-tax write-downs totaling $156.6 million. This 
compared to FY 2008’s first-quarter net loss of $96.0 million, 
or $0.61 per share diluted, which included pre-tax write-downs 
totaling $245.5 million. Excluding write-downs, FY 2009’s first-
quarter earnings were $9.6 million ($9.55 million of which 
resulted from the net reversal of a prior tax provision), or $0.06 
per share diluted. This compared to earnings of $57.3 million, or 
$0.35 per share diluted, for FY 2008’s first quarter. 

In FY 2009’s first quarter, revenues were $409.0 million,  
backlog was $1.04 billion, and net (after cancellations) signed 
contracts were $127.8 million. These totals represented  
declines of 51%, 56%, and 66%, respectively, in dollars, and 45%, 

51%, and 59%, respectively, in units, compared to FY 2008’s 
first-quarter results.  

Many experts continue to believe we must first stop home 
price declines before we can resolve the nation’s economic 
and financial crisis. If home prices are stabilized, not only would 
homeowners be protected, but financial institutions, which today 
cannot value the mortgage-backed securities on their balance 
sheets, should once again be able to trade these securities; this, 
in turn, should help stabilize the financial system. It also might 
save tens of billions of dollars of taxpayer money.

The recent stimulus bill shows that Washington is paying greater 
attention to our industry. However, we think more is needed.  We 
advocate a buyer tax credit of $15,000 to be made available to 
all buyers of homes, not just first-time buyers: We must motivate 
the entire “food chain” of home buyers to stop the decline of 
home prices. A $15,000 buyer tax credit doesn’t require a large 
bureaucracy or complex implementation. This credit would go 
directly to those we want to motivate, helping to create demand 
and stabilize home prices by reducing inventories and freeing up 
the logjam in the home sales market. Motivating buyers with this 
incentive can perhaps halt the deflationary spiral in which we find 
ourselves. Creating a sense of urgency is necessary; therefore, 
the credit should only be available for a limited period of time.   

Housing starts are at their lowest level since measurement began 
50 years ago, and the resulting job losses have been brutally 
damaging to the U.S. economy. The new home industry, combined 
with the related services, building products, and home furnishings 
industries, are together, perhaps, the largest employer in the 
United States. Home purchases generate other purchases such 
as furniture, flooring, paint, drapes, appliances, and hundreds of 
other items — and, for those who can sell their existing homes 
and choose to buy a new one — construction and other jobs too. 

If Congress and the Administration can effectively call the 
bottom and thereby put a floor under home prices, we believe 
the housing market will recover sooner, jobs will be created, bank 
balance sheets will improve, and millions of people will be able to 
return to the workforce. 

We thank our employees for their superb effort, our customers 
for their support, our contractors for their hard work, and our 
shareholders for their confidence in our Company.
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Three months
 ended January 31,

2009 2008
Revenues  $ 409,023  $ 842,329 

Cost of revenues (a)   485,980   868,049 
Selling, general and administrative expenses   85,763   121,318 

  571,743   989,367 

Loss from operations (162,720)   (147,038)
Other:
 Loss from unconsolidated entities (b) (5,097)  (24,086)
 Interest and other   11,256   19,169 
Loss before income taxes (156,561) (151,955)
Income tax benefit (67,666)   (55,998)
Net loss  $    (88,895)  $ (95,957)

loss Per share:
Basic  $ (0.55)  $        (0.61)
Diluted  $ (0.55)  $        (0.61)
Weighted-average number of shares:
 Basic   160,700   157,813 
 Diluted   160,700   157,813 

housinG DaTa 2009 2008
Number of homes closed               665   1,208 
Revenues from home sales (in millions)  $        409.0  $        842.3 
Number of homes contracted               266               647 
Value of contracts signed (in millions)  $        127.8  $        375.1 
aT January 31,
Value of backlog — net (in millions)  $    1,044.3  $    2,398.9 
Number of homes in backlog   1,647   3,341 
Number of lots controlled   37,899   55,014 

CorPoraTe ProFile

Toll Brothers, Inc. is the nation’s leading builder of luxury homes. The Company began business in 1967 and became 
a public company in 1986. Its common stock is listed on the New York Stock Exchange under the symbol “TOL.” The 
Company serves move-up, empty-nester, active-adult, and second-home buyers and operates in Arizona, California, 
Colorado, Connecticut, Delaware, Florida, Georgia, Illinois, Maryland, Massachusetts, Michigan, Minnesota, Nevada, New 
Jersey, New York, North Carolina, Pennsylvania, South Carolina, Texas, Virginia, and West Virginia.

Toll Brothers builds luxury single-family detached and attached home communities; master planned luxury residential, 
resort-style golf communities; and urban low-, mid-, and high-rise communities, principally on land it develops and 
improves. The Company operates its own architectural, engineering, mortgage, title, land development and land sale, 
golf course development and management, home security, and landscape subsidiaries. The Company also operates its 
own lumber distribution, and house component assembly and manufacturing operations.

Toll Brothers, a Fortune 500 company, is the only publicly traded national home building company to have won all three 
of the industry’s highest honors: America’s Best Builder, the National Housing Quality Award, and Builder of the Year.

                            

Jan. 31, 2009 oCT. 31, 2008
asseTs (Unaudited)

Cash and cash equivalents  $1,533,524  $ 1, 633,495 
Inventory   3,932,957   4,127,475 
Property, construction, and office equipment, net    84,065    86,462 
Receivables, prepaid expenses, and other assets    107,010    113,762 
Mortgage loans receivable    53,724    49,255 
Customer deposits held in escrow    15,711    18,913 
Investments in and advances to unconsolidated entities    145,370    151,771 
Deferred tax assets    450,118    405,703 

 $6,322,479  $6,586,836 

liabiliTies anD sToCKholDers’ eQuiTy
 liabilities
  Loans payable  $  581,297  $  613,594 
  Senior notes   1,143,730   1,143,445 
  Senior subordinated notes    343,000    343,000 
  Mortgage company warehouse loan    41,914    37,867 
  Customer deposits    112,489    135,591 
  Accounts payable    104,224    134,843 
  Accrued expenses    685,674    738,596 
  Income taxes payable    145,414    202,247 
   Total liabilities   3,157,742   3,349,183 

 minority interest    2,494     
 stockholders’ equity
  Common stock    1,611    1,604 
  Additional paid-in capital    295,616    282,090 
  Retained earnings   2,864,760   2,953,655 
  Treasury stock, at cost (39) (21)
  Accumulated other comprehensive income            295            325 
   Total stockholder’s equity   3,162,243   3,237,653 

 $6,322,479  $6,586,836 

ConDenseD ConsoliDaTeD sTaTemenTs oF oPeraTions

Toll brothers, inc. Corporate office
250 Gibraltar Road, Horsham, PA  19044  •  215-938-8000  •  TollBrothers.com  •  NYSE:TOL

investor relations
Frederick N. Cooper, Senior Vice President - Finance  •  215-938-8312  •  fcooper@tollbrothersinc.com

Joseph R. Sicree, Senior Vice President - Chief Accounting Officer  •  215-938-8045  •  jsicree@tollbrothersinc.com

For more information, visit our website at Tollbrothers.com.

(Amounts in thousands)

(Amounts in thousands, except per share and housing data)

(Unaudited)

ConDenseD ConsoliDaTeD balanCe sheeTs

sTaTemenT oF ForWarD-looKinG inFormaTion

Certain information included herein and in Company reports, SEC filings, verbal or written statements and presentations is forward-looking within the 
meaning of the Private Securities Litigation Reform Act of 1995, including, but not limited to: information related to anticipated operating results; financial 
resources; changes in revenues; changes in profitability; changes in margins; changes in accounting treatment; interest expense; inventory write-downs; 
effects of home buyer cancellations; growth and expansion; anticipated income to be realized from our investments in unconsolidated entities; the ability 
to acquire land; the ability to gain approvals and to open new communities; the ability to sell homes and properties; the ability to deliver homes from 
backlog; the ability to secure materials and subcontractors; the ability to produce the liquidity and capital necessary to expand and take advantage of 
opportunities in the future; industry trends; and stock market valuations. 

Such forward-looking information involves important risks and uncertainties that could significantly affect actual results and cause them to differ materially 
from expectations expressed herein and in other Company reports, SEC filings, statements and presentations. These risks and uncertainties include: local, 
regional, national and international economic conditions, including the current economic turmoil and uncertainties in the U.S. and global credit and financial 
markets; demand for homes; domestic and international political events; uncertainties created by terrorist attacks; effects of governmental regulation, 
including effects from the Emergency Economic Stabilization Act, the American Recovery and Reinvestment Act, and any pending or new stimulus legislation 
and programs; the competitive environment in which the Company operates; changes in consumer confidence; volatility and fluctuations in interest rates; 
unemployment rates; changes in home prices, foreclosure rates and sales activity in the markets where the Company builds homes; the availability and 
cost of land for future growth; excess inventory and adverse market conditions that could result in substantial inventory write-downs or write-downs 
associated with investments in unconsolidated entities; the ability to realize our deferred tax assets; the availability of capital; uncertainties, fluctuations 
and volatility in the capital and securities markets; liquidity in the credit markets; changes in tax laws and their interpretation; legal proceedings; the 
availability of adequate insurance at reasonable cost; the ability of customers to obtain adequate and affordable financing for the purchase of homes; the 
ability of home buyers to sell their existing homes; the ability of the participants in our various joint ventures to honor their commitments; the availability 
and cost of labor and building and construction materials; the cost of oil, gas and other raw materials; construction delays; and weather conditions.  

Any or all of the forward-looking statements included herein and in any Company reports or public statements are not guarantees of future performance 
and may turn out to be inaccurate.  Forward-looking statements speak only as of the date they are made.  We undertake no obligation to publicly update 
any forward-looking statements, whether as a result of new information, future events or otherwise.
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(a) Includes inventory impairment charges and write-offs of $150.6 million and $217.7 million in the three-month periods ended  
 January 31, 2009 and 2008, respectively.
(b) Includes write-downs of the Company’s investments in unconsolidated entities and its pro-rata share of impairment charges  
 recognized by unconsolidated entities in which it has investments totaling $6.0 million and $27.8 million in the three-month  
 periods ended January 31, 2009 and 2008, respectively. 

The henley versailles aT The esTaTes aT GarneT valley   GleN Mills, Pa


