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Dear Shareholder:
Demand accelerated significantly in our FY 2013 second 
quarter. Increased pricing power and stronger sales drove 
our agreements up 57% in dollars and 36% in units — the 
highest for any quarter in seven years. 

Our strong brand, land position, and capital base are 
giving us a competitive advantage in many of our markets.  
Buyers who have been on the sidelines for six years 
are jumping in. Low interest rates, improved customer 
confidence, a strong stock market, rising home prices, and 
a reawakening economy are stoking the demand that is 
fueling our luxury market.  

One year ago we were somewhat reluctant to raise 
home prices for fear of crimping demand. Now we are 
finding that in many markets as prices increase, a sense 
of urgency takes hold and demand continues to rise.  
We raised prices this quarter approximately $26,000 per 
home on average.

With our backlog up 69% in dollars and 52% in units, and 
with our community count increasing throughout FY 2014, 
we expect continued growth over the next few years.

FY 2013’s second-quarter net income was $24.7 million,  
or $0.14 per share diluted, compared to net income of 
$16.9 million, or $0.10 per share diluted, in FY 2012’s 
second quarter. 

Revenues of $516.0 million and home building deliveries of 
894 units rose 38% in dollars and 33% in units, compared 
to FY 2012’s second quarter. Net signed contracts of 
$1.19 billion and 1,753 units rose 57% in dollars and 36% in 
units, compared to FY 2012’s second quarter. On a per-
community basis, FY 2013’s second-quarter net signed 
contracts rose 39% to 7.79 units per community, the 
highest second quarter since FY 2006. Backlog of $2.53 
billion and 3,655 units rose 69% in dollars and 52% in units, 
compared to FY 2012’s second-quarter-end backlog. 

Our gross margin improved slightly this quarter from 
one year ago, and as we enter the back half of FY 2013, 
we believe gross margin improvement will continue. Our 
operating margin should also improve significantly as we 
project a greater than 50% increase in revenues in the 
second half of FY 2013 over the first half of FY 2013. 

Based on FY 2013’s second-quarter-end backlog and the 
pace of activity at our communities, we currently estimate 
that we will deliver between 3,850 and 4,200 homes in  
FY 2013 at an average price for FY 2013’s full year of 
between $610,000 and $630,000 per home. 

We ended FY 2013’s second-quarter with approximately 
45,200 lots owned and optioned, compared to 39,500 
one year earlier. In the second quarter of FY 2013, we 
spent approximately $165.1 million on land.

We continue to focus on ensuring that we will have the 
liquidity to support future growth. We ended FY 2013’s 
second-quarter with $936.0 million in cash and marketable 
securities and $817.9 million available under our $885 
million 12-bank credit facility, which matures in October 
2014. We ended FY 2013’s second-quarter with a net  
debt-to-capital ratio(1) of 31.9%.  

In early April we accessed the public debt markets, 
raising $300 million at 4.375% due in 2023. As the 
market improved, we reopened that issuance to raise an 
additional $100 million at a yield of 4% in early May. This 
attractively priced capital will both support future growth 
and prepare us for upcoming debt maturities.

The April 2013 ISI survey of large and mid-sized builders is 
near record highs.  For those builders who have the capital 
to buy land and build homes, it is a very good time.   

We believe the industry is still in the early stages of a 
recovery. Even so, this quarter our pace of contracts per 
community was consistent with second-quarter paces we 
produced in the decade from 1993 to 2003 as the industry 
normalized after the previous downturn. 

While up significantly from the bottom, April 2013 
industry-wide total annualized housing starts were 
approximately 853,000, just 55% of the 1.5 million houses 
started annually, on average, between 1987 and 2006. 
With new home production still well below the volumes 
required to meet projected demand based on history, 
population growth, and the pace of current household 
formations, we believe we and the industry have lots of 
room to grow. 

We believe that as home prices continue to increase, 
homeowners’ balance sheets should continue to improve 
as should bank balance sheets. People will feel wealthier, 
banks will lend more and the economy should continue 
to improve. We believe this should drive demand and, 
therefore, cause home prices to continue to rise.

We thank our home buyers, our shareholders, our capital 
providers, and our contractors for their support, and we 
commend the Toll Brothers team for its continued pursuit 
of the highest in quality and customer service.

(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 Officer

May 22, 2013

Robert I. Toll 
Executive Chairman of the Board
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Condensed Consolidated Balance Sheets 
(amounts in thousands) April 30, 2013 Oct 31, 2012
ASSETS (unaudited)

Cash and cash equivalents $ 703,101 $ 778,824

Marketable securities 232,899 439,068

Restricted cash 33,801 47,276

Inventory 4,367,217 3,761,187

Property, construction and office equipment, net 125,289 109,971

Receivables, prepaid expenses, and other assets 165,745 144,558

Mortgage loans held for sale  66,538  86,386

Customer deposits held in escrow 45,304 29,579

Investments in and advances to unconsolidated entities 357,532 330,617

Investments in distressed loans  48,707  37,169

Investments in foreclosed real estate 71,458 58,353

Deferred tax assets, net of valuation allowances 341,014 358,056

  Total assets $ 6,558,605 $ 6,181,044

LIABILITIES AND STOCKHOLDERS’ EQUITY
  Liabilities
    Loans payable $ 96,572 $ 99,817

    Senior notes 2,322,397 2,080,463

    Mortgage company warehouse loan 58,526 72,664

    Customer deposits 205,821 142,977

    Accounts payable 149,601 99,911

    Accrued expenses 469,233  476,350

    Income taxes payable  84,157 80,991

      Total liabilities  3,386,307  3,053,173

EQUITY
  Stockholders’ equity:  

    Common stock  1,693 1,687

    Additional paid-in capital 418,844 404,418

    Retained earnings 2,750,503 2,721,397

    Treasury stock, at cost (78) (983)

    Accumulated other comprehensive loss (4,861) (4,819)

      Total stockholders’ equity 3,166,101 3,121,700

Noncontrolling interest 6,197 6,171

    Total equity 3,172,298 3,127,871

$ 6,558,605 $ 6,181,044

Condensed Consolidated Statements of Operations 
(amounts in thousands, except per share and housing data) Six Months Ended Three Months Ended
(unaudited) April 30 April 30

2013 2012 2013 2012
Revenues $ 940,605 $ 695,636 $ 516,004 $ 373,681

Cost of revenues (a) 765,950 578,429 420,013 306,821

Selling, general and administrative 157,597 137,893 79,550 68,256
923,547 716,322 499,563 375,077

Income (loss) from operations 17,058 (20,686) 16,441 (1,396)

Other:
  Income from unconsolidated entities (b) 8,076 13,676 4,993 6,989

  Other income — net 24,160 16,251 19,534 10,056

Income before income taxes 49,294  9,241 40,968  15,649 

Income tax provision (benefit) 20,188 (4,845) 16,294 (1,223)

Net income $ 29,106 $ 14,086 $ 24,674 $ 16,872 

Income per share:
  Basic $ 0.17 $ 0.08 $ 0.15 $ 0.10 

  Diluted $ 0.17 $ 0.08 $ 0.14 $ 0.10 

Weighted-average number of shares:
  Basic 169,222 166,652 169,380 166,994

  Diluted 177,949 167,805 178,136 168,503

(a) Includes inventory impairment charges and write-offs of $1.7 and $10.1 million and $1.0 and $2.0 million in the six-month and three-month  
 periods ended April 30, 2013 and 2012, respectively.

(b) Includes recoveries on prior impairment charges recognized of $1.6 million in each of the six-month and three-month periods ended  
 April 30, 2012.

HOUSING DATA
Number of homes closed 1,640 1,235 894 671

Revenues from home sales (in millions) $ 940.6 $ 695.6 $ 516.0 $ 373.7

Number of homes contracted 2,726 1,942 1,753 1,290

Value of contracts signed (in millions) $ 1,802.4 $ 1,199.4 $ 1,187.9 $ 754.7

AT APRIL 30, 2013 2012 2013 2012
Value of backlog — net (in millions) $ 2,531.6 $ 1,498.5 $ 2,531.6 $ 1,498.5

Number of homes in backlog 3,655 2,403 3,655 2,403

Number of lots controlled 45,177 39,477 45,177 39,477

Statement of Forward-Looking Information
Information presented herein for the second quarter ended April 30, 2013, is subject to finalization of the Company’s regulatory filings, related financial and accounting 
reporting procedures, and external auditor procedures.

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-33896-35720

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, Texas, Virginia, and Washington.

Toll Brothers, a Fortune 1000 company, 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 develops luxury apartment properties through Toll Brothers Apartment Living, and purchases distressed real 
estate loan and property portfolios through its wholly owned subsidiary, Gibraltar Capital and Asset Management.
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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.

Stockholders’ Equity
In $ millions at April 30

Total Revenues
In $ millions  
Three months ended April 30

Backlog
In $ millions at April 30

Net Contracts
In $ millions  
Three months ended April 30

ocean’s edge at Singer Island  |  Singer Island, FL


