
Th
ird

-Q
ua

rt
er

 R
ep

or
t

Dear Shareholder:
Against a backdrop of continued weakness in both the U.S. economy and the housing market, we achieved our fifth consecutive 
quarter of modest pretax profits on a pre-impairment basis. In addition, we achieved modest pre-tax profits this quarter on a 
post-impairment basis. FY 2011’s third-quarter net income was $42.1 million, or $0.25 per share. This included a net tax benefit 
of $38.2 million due to the reversal of previously accrued state and federal taxes. FY 2011’s third-quarter pre-tax income was 
$3.9 million. Excluding write-downs and debt retirement charges of $20.2 million, FY 2011’s third-quarter pre-tax income was 
$24.1 million.   

FY 2011’s third-quarter revenues and home building deliveries decreased 13% in dollars and 14% in units, compared to FY 
2010’s third-quarter results. Although net signed contracts rose 2% in dollars and units, compared to 2010’s third quarter, they 
were still well below our historical third-quarter paces. FY 2011’s third-quarter-end backlog increased 8% in dollars and 9% in 
units, compared to FY 2010’s third-quarter-end backlog. 

We ended the quarter with nearly $2 billion of liquidity including $1.18 billion of cash and marketable securities and $778 million 
available under our $885 million 12-bank credit facility, which matures in October 2014. Our net debt-to-capital ratio(1) at third-
quarter end was 13.9%.  

This strong financial position and the value of our brand distinguish us in the luxury market as hesitant buyers are exhibiting a 
flight to quality and dependability. Our balance sheet also helps us in buying land as sellers know that we have the capabilities 
to close on transactions.  

We acquired about $75 million of land this quarter, nearly half of which was for a great site at 22nd Street in the Gramercy Park 
area of Manhattan, which we bought at a bankruptcy auction. We are seeing some attractive land, loan, and portfolio buying 
opportunities; however, the flow of deals is not occurring at the pace we would have expected this long into a down cycle.  

We believe it is really too soon to assess the ramifications of the financial volatility of this August on the housing market. In the 
short run, the stock market’s gyrations, the budget impasse, and the U.S. government bond rating downgrade are certainly not 
helping consumer confidence and may lead some to postpone their purchasing decision. However, recent research from the 
National Association of Home Builders reveals that homeownership remains a goal of most Americans.

The case for homeownership is compelling: Home affordability remains tremendous, and studies are showing that it is now 
cheaper in most cities to buy a home than to rent, as rents have been climbing quickly in the past year. Historic low interest rates 
and the growing imbalance between housing production and demographics-driven demand bode well for the industry sooner 
or later: the key question, of course, is when.

As the market recovers, our large presence in the metro D.C. to Boston corridor and our high-rise business in the metro New York 
City region should give us a strong position in some of the more promising U.S. markets. Our buyers, most of whom continue 
to hold good jobs, generally have strong financial profiles, which has enabled them to continue to secure mortgage financing.  

With the housing sector remaining in a fragile state, the nation’s economy continues to suffer from the lack of jobs in residential 
construction and related manufacturing and service sectors that a decent new home market would typically generate. Housing 
construction is a primary job creator for those Americans who are now suffering among the highest levels of unemployment in 
the current recession. Housing’s recovery and job creation go hand in hand.  

We believe housing’s recovery is also being hurt by uncertainty over the direction of government policies related to loan limits, 
mortgage deductions, and the future of Fannie Mae and Freddie Mac. We hope that our elected representatives will proceed 
cautiously with housing as they review options to address the deficit by ensuring that liquidity remains available to the sector and 
that the foundations of our system that support homeownership are not dismantled. 

We thank our shareholders, suppliers, capital providers, and customers for their support and our fellow employees for their 
diligence and commitment to each other, to our customers, and to our Company.

(1) Net debt-to-capital is calculated as total debt minus mortgage warehouse loans minus cash and marketable U.S. Treasury and Agency securities, divided by total debt minus 
  mortgage warehouse loans minus cash and marketable U.S. Treasury and Agency securities plus stockholders’ equity.

August 24, 2011

ROBERT I. TOLL
Executive Chairman of the Board

DOUGLAS C. YEARLEY, JR.
Chief Executive Officer
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Nine Months Ended Three Months Ended
 July 31 July 31

2011 2010 2011 2010
Revenues  $ 1, 048,096  $ 1, 092,171  $  394,305  $  454,202 

Cost of revenues (a)    898,266   1, 012,575    339,947    389,505

Selling, general and administrative expenses    192,906    193,987    64,605    67,165

Interest expense    1,504    18,588           -    5,124

  1, 092,676   1, 225,150    404,552    461,794

Loss from operations        (44,580)        (132,979)         (10,247)            (7,592)

Other:

 (Loss) income from unconsolidated entities

     and nonperforming loan portfolio (b)    (9,817)    4,817    12,055    3,171

 Interest and other    13,168    21,134    5,494    5,902

 Expenses related to early retirement of debt   (3,414)             (692)    (3,414)             (658)

(Loss) income before income taxes          (44,643)      (107,720)    3,888            823

Income tax benefit        (69,395)    (53,867)        (38,220)    (26,479)

Net income(loss)  $  (24,752)  $    (53,853)  $  42,108  $  27,302

Income (loss) per share:

 Basic  $       (0.15)  $        (0.33)  $         0.25  $          0.16

 Diluted  $       (0.15)  $        (0.33)  $         0.25  $          0.16

Weighted-average number of shares:

 Basic    167,221    165,465    168,075    165,752

 Diluted    168,666    165,465    169,338    167,658

Housing Data

Number of homes closed    1,854    1,942           693            803

Revenues from home sales (in millions)   $    1,048.1   $    1,092.2   $       394.3   $       454.2 

Number of homes contracted    2,140    2,047           713           701

Value of contracts signed (in millions)   $    1,214.8   $    1,156.7   $       406.7   $       400.1 

At July 31, 2011 2010 2011 2010
Value of backlog — net (in millions)   $    1,018.9   $       939.4   $    1,018.9   $       939.4 

Number of homes in backlog    1,780    1,636    1,780    1,636

Number of lots controlled    36,185    35,825    36,185    35,825

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, International Development, and Investor Relations
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, except per share and housing data)

(UNAUDITED)

                            
July 31, 2011 Oct 31, 2010

ASSETS (UNAUDITED)

Cash and cash equivalents  $  890,067   $ 1, 039,060  

Marketable securities    294,286      197,867  

Restricted cash    24,225      60,906  

Inventory   3, 423,617    3, 241,725  

Property, construction and office equipment, net    98,902     79,916  

Receivables, prepaid expenses and other assets    96,972     97,039  

Mortgage loans held for sale    45,320     93,644  

Customer deposits held in escrow    16,304     21,366  

Investments in and advances to unconsolidated entities

 and nonperforming loan portfolio    186,917     198,442  

Income tax refund recoverable        141,590  

   Total assets  $ 5, 076,610   $ 5, 171,555  

LIABILITIES AND STOCKHOLDERS’ EQUITY

 Liabilities

  Loans payable  $  104,512   $  94,491  

  Senior notes   1, 500,494    1, 544,110  

  Mortgage company warehouse loan    39,905     72,367  

  Customer deposits    90,184     77,156  

  Accounts payable    93,622     91,738  

  Accrued expenses    524,446     570,321  

  Income taxes payable    105,831     162,359  

   Total liabilities   2, 458,994    2, 612,542  

EQUITY     
 Stockholders’ equity:

  Common stock    1,686     1,664  

  Additional paid-in capital    390,778     360,006  

  Retained earnings   2, 219,208    2, 194,456  

  Treasury stock, at cost          (27)          (96)

  Accumulated other comprehensive loss          (245)          (577)

    Total stockholders’ equity   2, 611,400    2, 555,453  

 Noncontrolling interest    6,216    3,560

   Total equity   2, 617,616    2, 559,013  

 $ 5, 076,610   $ 5, 171,555  

(Amounts in thousands)

Condensed Consolidated Balance Sheets

Statement of Forward-Looking Information
Certain information included in this report is forward-looking within the meaning of the Private Securities Litigation Reform Act of 1995, 
including, but not limited to, information related to the following: anticipated operating results, financial resources and condition, selling 
communities, home deliveries, average home prices, consumer demand and confidence, contract pricing, business and investment 
opportunities, and market and industry trends.

Such forward-looking information is subject to a number of risks and uncertainties set forth in our filings with the U.S. Securities and 
Exchange Commission. As a consequence of these and other risks and uncertainties, the Company’s current plans, anticipated actions, 
and future financial resources, condition, and results may differ materially from those expressed in any forward-looking statement.  

Any or all of the forward-looking statements included in this report 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-25335-27499

(a) Includes inventory impairment charges and write-offs of $34.9 million and $88.2 million in the nine-month and $16.8 million and $12.5 million in the three-month periods ended 
 July 31, 2011 and 2010, 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 $39.6 million. The Company did not recognize any impairment charges related to its investments in and advances to unconsolidated entities in the 
 nine-month period ended July 31, 2010, or in the three-month periods ended July 31, 2011 and 2010. 

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, 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 has its own lumber distribution and house component 
assembly and manufacturing operations. The Company acquires and develops commercial properties through Toll Commercial and 
its affiliate, Toll Brothers Realty Trust, and purchases large distressed real estate portfolios through its wholly owned subsidiary, 
Gibraltar Capital and Asset Management.
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Total Revenues
in millions
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Net Contracts
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three months ended
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