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Dear Shareholder:
We are enjoying the most sustained demand we have 
experienced in over five years. In the past three quarters, 
the values of our signed contracts were up 45%, 51%, and 
now 66% compared to FY 2011. Three weeks into our fourth 
quarter, our non-binding reservation deposits (a precursor 
to future contracts) were up 59% compared to the same 
period in FY 2011. On a per-community basis, our net signed 
contracts of 4.87 per community, up 39% versus FY 2011, 
were the highest for a third quarter since 2006. We do, 
however, remain cautious in our optimism as we believe 
consumer confidence remains fragile and subject to the 
impact of negative economic and political headlines.

In addition to markets that we would expect to be recovering, 
— New York City; the Boston-to-Washington, D.C. corridor; 
Dallas and Houston, Texas; and metro San Francisco, Silicon 
Valley, and coastal Southern California — we have seen 
improvement in areas written off by many, such as Phoenix, 
the Florida Gold Coast, and even the Detroit suburbs.

Our FY 2012 third-quarter net income was $61.6 million, or 
$0.36 per share, compared to $42.1 million, or $0.25 per 
share in FY 2011’s third quarter. Net income included pre-tax 
inventory write-downs of $3.1 million and a net tax benefit 
of $18.7 million, compared to pre-tax inventory write-downs 
of $16.8 million, a $3.4 million pre-tax loss from early 
repurchase of debt, and a net tax benefit of $38.2 million in 
FY 2011’s third quarter. Pre-tax income was $43.0 million, 
compared to $3.9 million in FY 2011’s third quarter. 

FY 2012 third-quarter total revenues of $554.3 million and 
home building deliveries of 963 units rose 41% in dollars 
and 39% in units versus FY 2011’s third quarter. Net signed 
contracts of $674.4 million and 1,119 units rose 66% in 
dollars and 57% in units. Backlog of $1.62 billion and 2,559 
units rose 59% in dollars and 44% in units.

We ended this quarter with $877.4 million of cash and 
marketable securities and $819.2 million available under our 
bank credit facility. Our net debt-to-capital ratio(1) was 27.5%.

This quarter we announced two exciting joint ventures. 
In June, Mayor Michael Bloomberg named the team of 
Toll Brothers and Starwood Capital to develop a 159-unit 
condominium community marketed under the Toll Brothers 
City Living® banner and a luxury 200-room eco-friendly 
hotel, which will carry Starwood Capital’s 1 Hotel brand, 
in Brooklyn Bridge Park on the East River. The project 
will feature unobstructed views of Lower Manhattan, the 
Brooklyn Bridge, New York Harbor, and the Statue of Liberty. 
We expect to begin condo sales in the spring of 2014. 

Also in June, we announced a new joint venture with  
Shea Homes to develop Baker Ranch in Lake Forest, Orange 
County, CA. The project, adjacent to Irvine, will be a highly 
amenitized master planned community with approximately 
2,000 homes. We expect to begin home sales in the spring 
of 2014.

We believe the housing recovery is being driven by pent-up 
demand, very low interest rates, and attractively priced 
homes. Customers who have postponed buying for a 
number of years are moving into the market. With an 
industry-wide shortage of inventory in many markets, we 
are enjoying some pricing power.

The pace of our contract growth has far exceeded the 
national housing data as we are gaining market share. We 
attribute this to the strength of our brand, our excellent land 
positions, our proven reputation for reliability and quality, 
our strong balance sheet, and our seasoned management 
team. Additionally, as the only national home building 
company focused on the luxury market, we are facing 
limited competition from the capital-constrained small and 
mid-sized private builders who are our primary competitors. 

With operations in 20 states and 50 markets, we see the 
recovery occurring across most of our regions. We have over 
39,000 lots owned or controlled, a wide range of product 
lines, and $1.7 billion of cash, marketable securities, and 
available credit. Based on our strong land position and 
access to capital, we foresee increased opportunity for 
profit and growth.

As housing demand marches towards historic norms, 
we envision a significant industry-wide supply-demand  
imbalance due to a shortage of “ready-to-build-on” home 
sites. In most markets, complex land entitlement processes 
make it very difficult to quickly get land approved and 
new homes into production. Therefore, after almost every 
recession, this supply-demand imbalance has led to 
significant home price increases as accelerating customer 
appetite bumps up against very minimal supply. As home 
prices rise, many homeowners once again feel more 
comfortable with their net worths. This, in turn, fuels the 
economy’s expansion, which then spurs greater demand 
for housing. We believe this pattern will occur in this cycle 
as well.

We appreciate the support of our home buyers,  
shareholders, capital providers, and contractors, and thank 
our Toll Brothers associates for their abiding commitment to 
quality, service, and value.

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

Douglas C. YearleY, Jr.
Chief Executive OfficerAugust 22, 2012

robert I. toll
Executive Chairman of the Board
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CoNDeNseD CoNsolIDateD statemeNts of operatIoNs
(AMOunTs in ThOusAnds, ExCEpT pER shARE And hOusing dATA)
(unAudiTEd) Nine Months Ended

July 31
Three Months Ended

July 31 
2012 2011 2012 2011

Revenues  $ 1, 249,955  $1, 048,096  $  554,319  $  394,305 
Cost of revenues (a)   1, 026,357    898,266    447,928    339,947
Selling, general and administrative    212,785    192,906    74,892    64,605
Interest expense    -    1,504    -               -

  1, 239,142   1, 092,676    522,820    404,552

Income (loss) from operations    10,813           (44,580)    31,499    (10,247)
Other:
 Income (loss) from unconsolidated entities (b)    19,348    (11,005)    5,672    11,340
 Other income — net    22,032    14,356    5,781    6,209
 Expenses related to early retirement of debt    (3,414)    (3,414)
Income (loss) before income tax benefit    52,193           (44,643)    42,952    3,888
Income tax benefit    (23,536)    (69,395)    (18,691)    (38,220)
Net income  $  75,729  $  24,752  $  61,643  $  42,108

Income (loss) per share:
 Basic  $              0.45  $              0.15  $               0.37  $              0.25
 Diluted  $              0.45  $              0.15  $               0.36  $              0.25
Weighted-average number of shares:
 Basic    166,990    167,221    167,664    168,075
 Diluted    168,613    168,666    170,229    169,338 

(a) Includes inventory impairment charges and write-offs of $13.2 and $3.1 million and $34.9 and $16.8 million in the nine-month and three-month periods ended  
 July 31, 2012 and 2011, 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 and $39.6 million and $0 and $0 million in the nine-month and three-month periods ended July 31, 2012  
 and 2011, respectively. Includes recoveries on prior impairment charges recognized of $1.6 million in the nine-month period ended July 31, 2012.

Number of homes closed    2,198    1,854             963            693
Revenues from home sales (in millions)  $     1,250.0  $     1,048.1   $         554.3   $        394.3 
Number of homes contracted    3,061    2,140    1,119             713
Value of contracts signed (in millions)  $     1,873.8  $     1,214.8   $         674.4   $        406.7 

At July 31, 2012 2011 2012 2011
Value of backlog — net (in millions)   $     1,618.6   $     1,018.9   $     1,618.6   $     1,018.9 
Number of homes in backlog     2,559     1,780     2,559     1,780
Number of lots controlled    39,208    36,185    39,208    36,185

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.

                            

CoNDeNseD CoNsolIDateD balaNCe sheets (AMOunTs in ThOusAnds)

July 31, 2012 Oct 31, 2011
assets (unAudiTEd)

Cash and cash equivalents  $  601,451   $  906,340  
Marketable securities    275,928      233,572  
Restricted cash    47,008      19,760  
Inventory   3,784,705    3,416,723  
Property, construction and office equipment, net    101,216     99,712  
Receivables, prepaid expenses and other assets    132,967     105,576  
Mortgage loans receivable    72,544     63,175  
Customer deposits held in escrow    30,731     14,859  
Investments in and advances to unconsolidated entities    311,481     126,355  
Investments in non-performing loan portfolios and foreclosed real estate    98,241     69,174  
   Total assets  $ 5,456,272   $5,055,246  

lIabIlItIes aND stoCKholDers’ eQuItY
 liabilities
  Loans payable  $  106,399   $  106,556  
  Senior notes   1,792,453    1,490,972  
  Mortgage company warehouse loan    63,128     57,409  
  Customer deposits    141,523     83,824  
  Accounts payable    106,517     96,817  
  Accrued expenses    464,722     521,051  
  Income taxes payable    79,724     106,066  
   Total liabilities   2,754,466    2,462,695  

eQuItY     
 Stockholders’ equity:
  Common stock    1,687     1,687  
  Additional paid-in capital    397,302     400,382  
  Retained earnings   2,309,980    2,234,251  
  Treasury stock, at cost   (10,211)   (47,065)
  Accumulated other comprehensive loss   (3,137)  (2,902)
    Total stockholders’ equity   2,695,621   2,586,353  
 Noncontrolling interest    6,185    6,198
   Total equity   2,701,806    2,592,551  

 $ 5,456,272   $5,055,246  

Statement of Forward-Looking Information
Certain information included in this release 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; anticipated financial performance, 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 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, among others: local, regional, national, and 
international economic conditions; fluctuating consumer demand and confidence; interest and unemployment rates; changes in sales conditions, including home prices, in the 
markets where we build homes; conditions in our newly entered markets and newly acquired operations; the competitive environment in which we operate; the availability and 
cost of land for future growth; conditions that could result in inventory write-downs or write-downs associated with investments in unconsolidated entities; the ability to recover our 
deferred tax assets; the availability of capital; uncertainties in the capital and securities markets; liquidity in the credit markets; changes in tax laws and their interpretation; effects of 
governmental legislation and regulation; 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, and the applicability and sufficiency of our insurance coverage; the ability of customers to 
obtain 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 raw materials; construction delays; domestic and international political events; and weather 
conditions. For a more detailed discussion of these factors, see the information under the captions “Risk Factors” and “Management’s Discussion and Analysis of Financial Condition 
and Results of Operations” in our most recent annual report on Form 10-K and our subsequent quarterly reports on Form 10-Q filed with the Securities and Exchange Commission.

Any or all of the forward-looking statements included in this release 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-29231-31823

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, Virginia, and Washington.

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 distressed real 
estate loan and property portfolios through its wholly owned subsidiary, Gibraltar Capital and Asset Management.

The Vassar at Applebrook Meadows  •  Malvern, PA


