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Dear ShareholDer
It appears that our business has finally emerged from the 
tunnel and into a bit of daylight. FY 2010’s second-quarter 
net signed contracts rose 56% in dollars and 41% in units, 
compared to FY 2009’s second quarter, despite having 21% 
fewer communities. On a per-community basis, FY 2010’s 
second-quarter net signed contracts of 4.32 units per 
community exceeded FY 2009’s and FY 2008’s second-
quarter totals by 85% and 46%, respectively. However, they 
were still well below the Company’s historical second-quarter 
average, dating back to 1990, of 8.05 units per community. 

In FY 2010’s second quarter, we reported a net loss of 
$40.4 million, or $0.24 per share diluted, compared to  
FY 2009’s second-quarter net loss of $83.2 million, or $0.52 
per share diluted. FY 2010’s second-quarter results included 
pre-tax write-downs totaling $42.3 million, compared to  
FY 2009’s pre-tax write-downs totaling $119.6 million.  
Excluding write-downs, FY 2010’s second-quarter pre-tax  
loss was $9.5 million, compared to a pre-tax loss of $2.3 million  
in FY 2009’s second quarter. 

FY 2010’s second-quarter revenues and home building 
deliveries declined 22% in dollars and 16% in units, compared 
to FY 2009’s second-quarter results.

FY 2010’s second-quarter-end backlog increased 5% in dollars 
and 10% in units, compared to FY 2009’s second-quarter-
end backlog.  This was our first quarter-to-prior-year-quarter 
backlog increase in dollars or units in four years and the first 
sequential increase in backlog in three years.

Our contract cancellation rate (current-quarter cancellations 
divided by current-quarter gross signed contracts) was 5.3% 
in the second quarter of FY 2010, compared to 21.7% in  
FY 2009’s second quarter. After three consecutive quarters 
under 7%, it appears that our cancellation rate has finally 
returned to historical norms.

Our balance sheet and liquidity remain strong. We ended 
FY 2010’s second quarter with a net debt-to-capital ratio(1) 
of 16.2%, $1.55 billion of cash and marketable U.S. Treasury 
securities, and $1.40 billion available under our $1.89 billion 
30-bank credit facility, which matures in March 2011. 

With demand increasing in many areas, we are very 
focused on growth. Competition in our luxury segment 
is reduced, and our land teams are hunting for ground 
in most of our markets. We are seeing better land deals 
from financial institutions and traditional sellers than last 

year.  Our land development expertise enables us to pursue  
earlier-stage, complex opportunities that many builders avoid.  
We ended FY 2010’s second quarter with approximately 
33,600 lots owned and optioned, compared to approximately 
31,700 in the previous quarter: This was our first sequential 
lot count increase in four years. 

We believe that many markets are turning the corner and 
housing in general is beginning its recovery. We don’t expect 
housing to roar back. The high rate of unemployment, 
coupled with volatility in the financial markets, continues 
to weigh on the nation’s psyche. We are encouraged by 
the volume of business we’ve done recently, in light of the 
gyrations in the financial markets. We believe that, as the 
unemployment rate comes down and confidence improves 
further, pent-up demand will be released and, gradually, more 
buyers will step into the market. 

On May 17, our Board of Directors elected Douglas C. 
Yearley, Jr., currently the Company’s Executive Vice 
President and a 20-year Toll Brothers veteran, as our 
new Chief Executive Officer, effective June 16, 2010. Bob 
Toll, our Chairman and Chief Executive Officer since our 
founding in 1967, will remain active as Executive Chairman 
of the Board. Doug Yearley, who is 50, will also join the  
Toll Brothers Board of Directors, effective June 16, 2010. 
We are all very excited about Doug’s ascension. Doug has 
honed his skills in both weak and strong markets, overseen 
a wide variety of home building and support operations, and 
been a key player in our growth over the past two decades.  
With Doug at the helm and with our seasoned team of  
senior executives, whose average tenure here is well over two 
decades, our future is in excellent hands. 

We were pleased that Toll Brothers ranked #1 among  
home building companies in Fortune magazine’s recently 
released survey of the 2010 World’s Most Admired Companies, 
and that we swept the #1 company and management rankings 
for CEO, CFO, and Chief Investor Relations Officer in the  
home builders and building products sector in Institutional 
Investor’s survey of the investment community. This is a 
tribute to the hard work of our associates and the quality of 
our brand and our products. We thank our associates for 
their diligence, commitment, and determination to be the 
best in the industry, and our shareholders and our home 
buyers for their continued support.
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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.

May 26, 2010

RobeRt I. toll
Chairman of the Board and  

Chief Executive Officer

bRuce e. toll
Vice Chairman of the Board

ZvI baRZIlay
President and  

Chief Operating Officer

Douglas c. yeaRley, JR.
Executive Vice President 
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six Months ended three Months ended
 april 30 april 30

2010 2009 2010 2009
Revenues  $ 637,969  $ 807,350  $ 311,271  $ 398,327

Cost of revenues (a)   623,507   933,740   305,739   447,760
Selling, general and administrative   126,822   161,864   59,549   76,913
Interest expense   13,464    5,245   6,207    4,433

  763,793   1,100,849   371,495   529,106

Loss from operations  (125,824)  (293,499)   (60,224)  (130,779)
Other:
 Income (loss) from unconsolidated entities (b)   1,646   (4,616)   1,280   481
 Interest and other income   15,669   21,717   7,155   10,461
 Expenses related to early retirement of debt   (34)   (2,067)   (2,067)
Loss before income taxes   (108,543)   (278,465)   (51,789)   (121,904)
Income tax benefit   (27,388)   (106,405)   (11,388)   (38,739)
Net loss  $ (81,155)  $ (172,060)  $ (40,401)  $ (83,165)

loss PeR sHaRe:
 Basic  $ (0.49)  $ (1.07)  $ (0.24)  $ (0.52)
 Diluted  $ (0.49)  $ (1.07)  $ (0.24)  $ (0.52)
Weighted-average number of shares:
 Basic   165,322   160,917   165,407   161,134
 Diluted   165,322   160,917   165,407   161,134

HousINg Data
Number of homes closed   1,139   1,313   543   648
Revenues from home sales (in millions)  $ 638.0  $ 807.4  $ 311.3  $ 398.3
Number of homes contracted   1,346   848   820   582
Value of contracts signed (in millions)  $ 756.6  $ 426.2  $ 464.6  $ 298.3

at aPRIl 30, 2010 2009
Value of backlog — net (in millions)  $ 993.5  $ 944.3
Number of homes in backlog   1,738   1,581
Number of lots controlled   33,600   36,600

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 has 
its own lumber distribution and house component assembly and manufacturing operations.
Toll Brothers, a Fortune 1000 company, is honored to have been named the world’s most admired home builder 
in the Fortune magazine survey.

		 	 	 	 															 					 	 	 	
april 30, 2010 oct. 31, 2009

assets (unauDiteD)

Cash and cash equivalents  $ 1,361,969  $ 1,807,718
Marketable U.S. Treasury securities    186,036     101,176
Inventory   3,320,995   3,183,566
Property, construction, and office equipment, net    82,205    70,441
Receivables, prepaid expenses, and other assets    91,190    95,774
Mortgage loans receivable    47,107    43,432
Customer deposits held in escrow    28,920    17,653
Investments in and advances to unconsolidated entities    170,463    152,844
Income tax refund recoverable    200,580    161,840

  5,489,465   5,634,444

lIabIlItIes aND eQuIty
 liabilities
  Loans payable  $  433,188  $  472,854
  Senior notes   1,588,616   1,587,648
  Senior subordinated notes      47,872
  Mortgage company warehouse loan    30,006    27,015
  Customer deposits    93,485    88,625
  Accounts payable    97,214    79,097
  Accrued expenses    618,901    640,221
  Income taxes payable    179,684    174,630
   Total liabilities   3,041,094   3,117,962

eQuIty     
 stockholders’ equity
  Common stock    1,654    1,647
  Additional paid-in capital    329,662    316,518
  Retained earnings   2,116,675   2,197,830
  Treasury stock, at cost                       (48)                    (159)
  Accumulated other comprehensive loss    (2,855)    (2,637)
   Total stockholders’ equity   2,445,088   2,513,199
 Noncontrolling interest    3,283    3,283
  Total equity   2,448,371   2,516,482

 $ 5,489,465  $ 5,634,444

conDenSeD conSoliDateD StateMentS oF operationS

toll brothers, Inc. corporate office
250 Gibraltar Road, Horsham, PA  19044  n  215-938-8000  n  TollBrothers.com  n  NYSE:TOL

Investor Relations
Frederick N. Cooper, Senior Vice President – Finance  n  215-938-8312  n  fcooper@tollbrothersinc.com

Joseph R. Sicree, Senior Vice President – Chief Accounting Officer  n  215-938-8045  n  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 statements in this report are “forward-looking statements” within the meaning of the Private Securities Litigation Reform Act of 1995.  Such 
forward-looking statements include, but are not limited to, statements and information related to: anticipated operating results; home deliveries; 
the Company’s financial resources and condition; changes in revenues; changes in profitability; cost of sales; selling, general and administrative 
expenses; interest expense; inventory write-downs; sales paces; effects of home buyer cancellations; growth and expansion; 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 produce the liquidity and capital necessary to expand and take advantage of opportunities in the future; and industry and economic trends.

Such forward-looking statements involve important risks and uncertainties that could significantly affect actual results and cause them to differ 
materially from expectations expressed herein.  These risks and uncertainties include, but are not limited to: local, regional, national, and international 
economic conditions; domestic and international political events; effects of governmental legislation and regulation; the competitive environment 
in which the Company operates; changes in consumer confidence; changes in interest rates; unemployment rates; demand for homes; changes in 
sales conditions and activity in the markets where the Company builds homes; 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 deferred tax assets; the 
availability of capital; uncertainties in the capital and securities markets; product liability and home warranty claims; the applicability and sufficiency 
of the Company’s 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 availability and cost of labor and building and construction materials; the cost of raw materials; construction delays; and 
weather conditions.  

Any or all of the forward-looking statements included herein 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.
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(a)	 Includes	inventory	impairment	charges	and	write-offs	of	$75.7	million	and	$270.3	million	and	$42.3	million	and	$119.6	million	in	the		
	 six-month	and	three-month	periods	ended	April	30,	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	$6.0	million	in	the	six-month	period	ended	April	30,	2009.	
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