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DEAR SHAREHOLDER
A year ago at this time we feared for the stability of the nation’s 
economic system.  That worry seems to be behind us. The housing 
market took several years to recover following the downturn of 
the late 1980s and early 1990s. We expect this recovery to follow 
a similar pattern. We believe the housing market is still in choppy 
waters, but the seas are getting calmer. 

This quarter’s total net signed contracts were up significantly 
compared to 2009’s first quarter, but last year’s results were 
posted in the midst of the financial crisis. Our per-community 
net signed contracts exceeded both 2009’s and 2008’s 
first-quarter per-community average; however, our results were 
approximately half the average of all previous first quarters 
dating back to 1990. 

The U.S. housing market is really many local housing markets: 
We expect the housing recovery to occur region by region. 
The unevenness in demand we have observed since Labor Day, 
impacted this winter by the miserable weather, has made it 
hard to discern the pace of recovery. However, we have seen 
some improvement recently. The launch of our annual National 
Winter Sales Event in late February produced the highest per-
community deposits for any week in February since 2006. And 
traffic, which had been consistently weak, began to show some 
signs of recovery. In some of our healthier markets, we have 
recently observed a return to more normalized paces of deposits 
per community based on our five- and ten-year averages.

Our results this quarter reflect the continuing challenges our 
industry faces. We reported a FY 2010 first-quarter net loss of 
$40.8 million, or $0.25 per share diluted, compared to FY 2009’s 
first-quarter net loss of $88.9 million, or $0.55 per share diluted. 
FY 2010’s results included pre-tax write-downs totaling $33.4 
million and FY 2009’s included pre-tax write-downs totaling 
$156.6 million. Excluding write-downs, FY 2010’s first-quarter 
pre-tax loss was $23.4 million, compared to pre-tax earnings of 
$0.1 million for FY 2009’s first quarter. FY 2010’s first-quarter 
revenues and home building deliveries of $326.7 million and 
596 units declined 20% in dollars and 10% in units, compared 
to FY 2009’s first-quarter totals. 

FY 2010 first-quarter net signed contracts of $292.1 million and 
526 units rose 129% in dollars and 98% in units, compared to 
FY 2009’s first quarter. Our contract cancellation rate (current-
quarter cancellations divided by current-quarter gross signed 
contracts) was 6.7% in the first quarter of FY 2010, compared to 
37.1% in FY 2009’s first quarter. 

On a per-community basis, FY 2010’s first-quarter net signed 
contracts of 2.63 units exceeded FY 2009’s first-quarter total 
of 0.99 units by 166%, and exceeded FY 2008’s first-quarter 
total of 2.05 units by 28%; however, it was still well below 
our first-quarter average, dating back to 1990, of 4.83 units 
per community. 

We ended this first quarter with 190 selling communities, 
26% fewer communities than the 258 at FY 2009’s first-
quarter end, and expect to finish FY 2010 with 200 to 210 
selling communities. 

Our first-quarter-end backlog of $840.2 million or 1,461 units 
declined 20% in dollars and 11% in units, compared to FY 2009’s 
first-quarter end. Backlog was down 4% in dollars and 5% in 
units, compared to FY 2009’s fourth-quarter-end backlog.

We ended this first quarter with a net debt-to-capital ratio(1) 
of 10.8%, compared to 14.5% at FY 2009’s first-quarter end.  
We ended the period with $1.75 billion of cash and marketable 
U.S. Treasury securities, compared to $1.53 billion at FY 2009’s 
first-quarter end. We also had $1.38 billion available under our 
$1.89 billion 30-bank credit facility, which matures in March 2011. 

Based on FY 2010’s first-quarter-end backlog and the pace of 
activity at our communities, we currently estimate that we will 
deliver between 2,100 and 2,750 homes in FY 2010 at an average 
delivered price between $540,000 and $560,000 per home. 

Since November 1, 2009, the start of our new fiscal year, we 
have stepped up our land purchases, acquiring or placing under 
control approximately 3,000 lots via mortgage note purchases 
and direct acquisitions from financial institutions, builders, and 
land developers. With experienced land teams in nearly all our 
markets, a strong cash position, and low leverage, we have the 
capital and ability to respond to opportunities very quickly.

We have already taken key steps to prepare for the future by 
building a large cash position and extending our public debt 
maturities well into the future.  We believe that more opportunity 
exists today than at any time in the previous four-plus years of 
this recession. 

We thank our stockholders and capital providers for their 
support, our suppliers and contractors for their hard work, our 
home buyers for placing their faith in us, and our team for simply 
being the best in our industry day in and day out.
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(1) Net debt-to-capital is calculated as total debt minus mortgage warehouse loans minus cash and marketable U.S. Treasury securities, divided by 
  total debt minus mortgage warehouse loans minus cash and marketable U.S. Treasury securities plus stockholders’ equity.
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ROBERT I. TOLL
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Three Months Ended
 January 31

2010 2009
Revenues  $  326,698  $  409,023 

Cost of revenues (a)    317,768    485,980 
Selling, general and administrative    67,273    84,951 
Interest expense    7,257              812  

   392,298    571,743 

Loss from operations (65,600)   (162,720)
Other:
 Income (loss) from unconsolidated entities (b)              366  (5,097)
 Interest and other income    8,480    11,256 
Loss before income tax benefi t (56,754) (156,561)
Income tax benefi t (16,000)   (67,666)
Net loss  $ (40,754)  $ (88,895)

LOSS PER SHARE:
 Basic  $ (0.25)  $        (0.55)
 Diluted  $ (0.25)  $        (0.55)
Weighted-average number of shares:
 Basic    165,237    160,700 
 Diluted    165,237    160,700 

HOUSING DATA (Three Months Ended January 31,) 2010 2009
Number of homes closed   596   665 
Revenues from home sales (in millions)  $ 326.7  $ 409.0 
Number of homes contracted               526               266 
Value of contracts signed (in millions)  $ 292.1  $        127.8 
AT JANUARY 31,
Value of backlog — net (in millions)  $ 840.2  $ 1,044.3 
Number of homes in backlog   1,461   1,647 
Number of lots controlled   31,743   37,899 

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, and 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 1000 company, is honored to have won the three most coveted awards in the home building 
industry: America’s Best Builder, the National Housing Quality Award, and Builder of the Year.

                            
JAN 31, 2010 OCT. 31, 2009

ASSETS (UNAUDITED)

Cash and cash equivalents  $1,567,970  $ 1, 807,718 
Marketable U.S. Treasury securities    186,520     101,176 
Inventory   3,223,866   3,183,566 
Property, construction, and offi ce equipment, net    66,634    70,441 
Receivables, prepaid expenses, and other assets    91,607    95,774 
Mortgage loans receivable    31,647    43,432 
Customer deposits held in escrow    15,034    17,653 
Investments in and advances to unconsolidated entities    154,334    152,844 
Income tax refund recoverable    182,277    161,840 

 $5,519,889  $5,634,444 

LIABILITIES AND EQUITY
 Liabilities
  Loans payable  $  468,215  $  472,854 
  Senior notes   1,588,132   1,587,648 
  Senior subordinated notes        47,872 
  Mortgage company warehouse loan    15,485    27,015 
  Customer deposits    82,240    88,625 
  Accounts payable    77,872    79,097 
  Accrued expenses    626,227    640,221 
  Income taxes payable    175,843    174,630 
   Total liabilities   3,034,014   3,117,962 

EQUITY         
 Stockholders’ equity
  Common stock    1,653    1,647 
  Additional paid-in capital    326,936    316,518 
  Retained earnings   2,157,076   2,197,830 
  Treasury stock, at cost                  (111)                  (159)
  Accumulated other comprehensive loss    (2,962)     (2,637) 
   Total stockholders’ equity   2,482,592   2,513,199 
 Noncontrolling interest    3,283    3,283 
  Total equity   2,485,875   2,516,482 

 $5,519,889  $5,634,444 

CONDENSED CONSOLIDATED STATEMENTS OF OPERATIONS

Toll Brothers, Inc. Corporate Offi ce
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; home deliveries; financial resources; changes in 
revenues; changes in profitability; changes in margins; changes in accounting treatment; cost of revenues; selling, general and administrative expenses; interest expense; 
inventory write-downs; anticipated tax refunds; effects of home buyer cancellations; growth and expansion; joint ventures in which the Company is involved; anticipated 
income to be realized from the Company’s 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; legal proceedings to which the Company is a party; potential exposure relating to 
construction defect, product liability and home warranty issues and the possible impact of any claims relating thereto; 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 recover the Company’s 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; the outcome of various legal proceedings; the availability of adequate insurance at reasonable cost; the impact of construction defect, product liability and 
home warranty claims, including the adequacy of self-insurance accruals, the applicability and sufficiency of the Company’s insurance coverage, and the insurance coverage 
and ability to pay of other responsible parties relating to such claims; 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  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. The Company undertakes no obligation to publicly update any forward-looking 
statements, whether as a result of new information, future events or otherwise.

TOL-20885

(a) Includes inventory impairment charges and write-offs of $33.4 million and $150.6 million in the three-month periods ended 
 January 31, 2010 and 2009, 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 $0 million and $6.0 million in the three-month periods ended 
 January 31, 2010 and 2009, respectively. 

The Terraza Tuscan at Windgate Ranch • Scottsdale, AZ


