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PART I
ITEM 1. BUSINESS
Toll Brothers, Inc., a corporation incorporated in Delaware in May 1986, began doing business through predecessor
entities in 1967. When this report uses the words “we,” “us,” “our,” and the “Company,” they refer to Toll Brothers, Inc. and
its subsidiaries, unless the context otherwise requires. References herein to fiscal year refer to our fiscal years ended or
ending October 31.
General
We design, build, market, and arrange financing for detached and attached homes in luxury residential communities.
We cater to move-up, empty-nester, active-adult, age-qualified, and second-home buyers in the United States
(“Traditional Home Building Product”). We also build and sell homes in urban infill markets through Toll Brothers City
Living® (“City Living”). At October 31, 2015, we were operating in 19 states. In the five years ended October 31, 2015,
we delivered 21,003 homes from 571 communities, including 5,525 homes from 352 communities in fiscal 2015. At
October 31, 2015, we had 539 communities containing approximately 44,253 home sites that we owned or controlled
through options.
We operate our own land development, architectural, engineering, mortgage, title, landscaping, security monitoring,
lumber distribution, house component assembly, and manufacturing operations. We also develop, own, and operate
golf courses and country clubs, which generally are associated with several of our master planned communities.
We are developing several land parcels for master planned communities in which we intend to build homes on a
portion of the lots and sell the remaining lots to other builders. Two of these master planned communities are being
developed 100% by us, and the remaining communities are being developed through joint ventures with other builders
or financial partners.
In February 2014, we acquired the home building business of Shapell Industries, Inc., a Delaware corporation
(“Shapell”), for $1.49 billion in cash, net of cash acquired. Prior to the acquisition, Shapell designed, constructed, and
marketed single-family detached and attached homes and developed land in master planned communities and
neighborhoods throughout coastal Northern and Southern California. See “Acquisition” below for more information.
We also operate through a number of joint ventures. These joint ventures (i) develop land for the joint venture
participants and for sale to outside builders (“Land Development Joint Ventures”); (ii) develop for-sale homes (“Home
Building Joint Ventures”); (iii) develop luxury for-rent residential apartments, commercial space, and a hotel (“Rental
Property Joint Ventures”); and (iv) invest in a portfolio of distressed loans and real estate (“Structured Asset Joint
Venture”). We earn construction and management fee income from many of these joint ventures. At October 31, 2015,
we had investments in these joint ventures of $412.9 million.
At October 31, 2015, our Land Development Joint Ventures owned approximately 12,000 home sites, including
approximately 4,000 home sites we expect to acquire for our own use, and our Homebuilding Joint Ventures owned
approximately 500 home sites.
In fiscal 2015, the value of net contracts signed by our Home Building Joint Ventures was $260.2 million (147
homes), and they delivered $78.1 million (96 homes) of revenue. At October 31, 2015, our Homebuilding Joint
Ventures had a backlog of undelivered homes of $466.6 million (186 homes).
In addition to our residential for-sale business, we also develop and operate for-rent apartments. These projects, which
are located in the metro Boston to metro Washington, D.C. corridor and Atlanta, are being operated, are being
developed, or will be developed with partners under the brand names Toll Brothers Apartment Living, Toll Brothers
Campus Living, and Toll Brothers Realty Trust. At October 31, 2015, we had approximately 1,450 units in for-rent
apartment projects that were occupied or ready for occupancy, 1,100 units in the lease-up stage, 1,400 units under
active development, and 3,500 units in the planning stage. Of the 7,450 units at October 31, 2015, 3,950 were owned
by joint ventures in which we have an interest; approximately 1,450 were owned by us, as we look for a joint venture
partner; 1,700 were under contract to be purchased by us; and 350 were under a letter of intent.
See “Investments in Unconsolidated Entities” below for more information relating to these joint ventures.
In fiscal 2010, we formed Gibraltar Capital and Asset Management, LLC (“Gibraltar”) to invest in distressed real estate
opportunities. Gibraltar focuses primarily on residential loans and properties, from unimproved ground to partially and
fully improved developments, as well as commercial opportunities. At October 31, 2015, Gibraltar had investments in

Edgar Filing: TOLL BROTHERS INC - Form 10-K

5



foreclosed real estate and distressed loans of approximately $51.7 million, and $12.2 million for a 20% interest in a
joint venture that purchased a 40% interest in an entity that owns and controls a portfolio of loans and real estate.
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Business Trends and Outlook
We believe that, in fiscal 2012, the housing market began to recover from the significant slowdown that started in the
fourth quarter of our fiscal year ended October 31, 2005. During fiscal 2012 and the first nine months of fiscal 2013,
we saw a strong recovery in the number and value of new sales contracts signed. Beginning in the fourth quarter of
fiscal 2013, we experienced a leveling in demand that continued through the second quarter of fiscal 2014, and was
followed by a decline in demand in the third quarter of fiscal 2014. Since the third quarter of fiscal 2014, we have
seen a strengthening in customer demand. In fiscal 2015, we signed 5,910 contracts with an aggregate value of $4.96
billion, compared to 5,271 contracts with an aggregate value of $3.90 billion in fiscal 2014. We are optimistic that the
strengthening in customer demand will continue for the foreseeable future. We believe that, as the national economy
improves and as the millennial generation comes of age, pent-up demand for homes will begin to be released.
For information and analysis of recent trends in our operations and financial condition, see “Management’s Discussion
and Analysis of Financial Condition and Results of Operations” in Item 7 of this Annual Report on Form 10-K (“Form
10-K”), and for financial information about our results of operations, assets, liabilities, stockholders’ equity, and cash
flows, see the accompanying Consolidated Financial Statements and Notes thereto in Item 15(a)1 of this Form 10-K.
At October 31, 2015, we had 539 communities containing approximately 44,253 home sites that we owned or
controlled through options; we owned approximately 35,872 of these home sites and controlled approximately 8,381
additional home sites through options. Of the 44,253 home sites, approximately 16,505 were substantially improved.
Of the 539 communities, 333 were residential communities under development (“operating communities”) containing
23,406 home sites and 206 were future communities containing 20,847 home sites. Of our 333 operating communities
at October 31, 2015, a total of 288 communities were offering homes for sale; 34 communities were sold out but not
all homes had been completed and delivered; and 11 communities had been temporarily shut down and are expected
to reopen in fiscal 2016. Of the 23,406 home sites in operating communities, 19,342 were available for sale and 4,064
were under agreement of sale but not yet delivered (“backlog”). Included in the 206 future communities are 15
communities containing 1,900 home sites that had previously been open but were shut down due to the slowdown in
the housing market.
In addition, at October 31, 2015, our Land Development Joint Ventures owned approximately 12,000 home sites, and
our Homebuilding Joint Ventures owned approximately 500 home sites.
At October 31, 2015, we were offering homes for sale in 281 communities at base prices, for our Traditional Home
Building Product, generally ranging from approximately $161,000 to $1,991,000, and we were offering homes for sale
in seven communities at base prices, for our City Living Product, generally ranging from $317,000 to 6,155,000. In a
number of communities being developed, we are offering homes at prices substantially higher than those indicated.
During fiscal 2015, we delivered 5,525 homes at an average base price of approximately $646,000. On average, our
home buyers added approximately 20.7%, or $134,000 per home, in customized options and lot premiums to the base
price of the homes we delivered in fiscal 2015, as compared to 19.9% or $124,000 per home in fiscal 2014 and 20.7%
or $115,000 per home in fiscal 2013.
We had a backlog of $3.50 billion (4,064 homes) at October 31, 2015; $2.72 billion (3,679 homes) at October 31,
2014; and$2.63 billion (3,679 homes) at October 31, 2013. Of the 4,064 homes in backlog at October 31, 2015,
approximately 96% are expected to be delivered by October 31, 2016.
In recognition of our achievements, we have received numerous awards from national, state, and local home builder
publications and associations. Toll Brothers was named as The Most Admired Home Building Company in Fortune
magazine’s survey of the World’s Most Admired Companies for 2015. Toll Brothers was also named 2015 America’s
Most Trusted Home Builder™ by Lifestory Research, an award which was based on a study of 43,200 new home
shoppers in the nation’s top 27 housing markets. In 2014, we were named Builder of the Year by Builder magazine and
in 2012, we were named Builder of the Year by Professional Builder magazine.
Our business is subject to many risks associated with obtaining the necessary approvals on a property and completing
the land improvements on it. We attempt, where possible, to reduce certain risks by controlling land for future
development through options (also referred to herein as “land purchase contracts” or “option and purchase agreements”).
These options enable us to obtain the necessary governmental approvals before we acquire title to the land. We also
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reduce certain risks by generally commencing construction of a detached home only after executing an agreement of
sale and receiving a substantial down payment from the buyer, and by using subcontractors to perform home
construction and land development work on a fixed-price basis.
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Acquisition
On February 4, 2014, we completed our acquisition of Shapell pursuant to the Purchase and Sale Agreement (the
“Purchase Agreement”) dated November 6, 2013 with Shapell Investment Properties, Inc. (“SIPI”). We acquired all of the
equity interests in Shapell from SIPI on February 4, 2014, for $1.49 billion, net of cash acquired (the “Acquisition”). We
acquired the single-family residential real property development business of Shapell, including a portfolio of
approximately 4,950 home sites in California, some of which we have sold to other builders. The Acquisition
provided us with a premier California land portfolio including 11 active selling communities, as of the Acquisition
date, in affluent, high-growth markets: the San Francisco Bay area, metro Los Angeles, Orange County, and the
Carlsbad market. As part of the Acquisition, we assumed contracts to deliver 126 homes with an aggregate value of
approximately $105.3 million. The Shapell operations have been fully integrated into our operations.
As part of the Acquisition, we did not acquire the apartment and commercial rental properties owned and operated by
Shapell (the “Shapell Commercial Properties”) or Shapell’s mortgage lending activities relating to their home building
operations. Accordingly, the Purchase Agreement provides that SIPI will indemnify us for any loss arising out of or
resulting from, among other things, (i) any liability (other than environmental losses, subject to certain exceptions)
related to the Shapell Commercial Properties, and (ii) any liability (other than environmental losses, subject to certain
exceptions) to the extent related to Shapell Mortgage, Inc. See Note 2, “Acquisition,” in this Form 10-K for additional
information regarding the Acquisition.
Our Communities
Our home building communities are generally located in affluent suburban areas near major highways providing
access to major cities and are generally located on land we have either acquired and developed or acquired fully
approved and, in some cases, improved. We also currently operate in the affluent urban markets of Hoboken and
Jersey City, New Jersey; New York City, New York; Philadelphia, Pennsylvania; and the suburbs of Washington,
D.C.
At October 31, 2015, we were operating in the following major suburban and urban residential markets:
•Boston, Massachusetts, metropolitan area
•Fairfield, Hartford, and New Haven Counties, Connecticut
•Westchester, Dutchess, and Ulster Counties, New York
•Boroughs of Manhattan and Brooklyn in New York City
•Central and northern New Jersey
•Philadelphia, Pennsylvania, metropolitan area
•Lehigh Valley area of Pennsylvania
•Virginia and Maryland suburbs of Washington, D.C.
•Raleigh and Charlotte, North Carolina, metropolitan areas
•Southeast and southwest coasts and the Jacksonville and Orlando areas of Florida
•Detroit, Michigan, metropolitan area
•Chicago, Illinois, metropolitan area
•Minneapolis/St. Paul, Minnesota, metropolitan area
•Dallas, Houston, and Austin, Texas, metropolitan areas
•Denver, Colorado, metropolitan area and Fort Collins, Colorado
•Phoenix, Arizona, metropolitan area
•Las Vegas and Reno, Nevada, metropolitan areas
•San Diego and Palm Springs, California, areas
•Los Angeles, California, metropolitan area

3
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•San Francisco Bay, Sacramento, and San Jose areas of northern California, and
•Seattle, Washington, metropolitan area
We develop individual stand-alone communities as well as multi-product, master planned communities. Our master
planned communities, many of which include golf courses and other country club-type amenities, enable us to offer
multiple home types and sizes to a broad range of move-up, empty-nester, active-adult, and second-home buyers. We
seek to realize efficiencies from shared common costs, such as land development and infrastructure, over the several
communities within the master planned community.
Each of our detached home communities offers several home plans with the opportunity for home buyers to select
various exterior styles. We design each community to fit existing land characteristics. We strive to achieve diversity
among architectural styles within a community by offering a variety of house models and several exterior design
options for each model, preserving existing trees and foliage whenever practicable, and curving street layouts to allow
relatively few homes to be seen from any vantage point. Normally, homes of the same type or color may not be built
next to each other. Our communities have attractive entrances with distinctive signage and landscaping. We believe
that our added attention to community detail gives each community a diversified neighborhood appearance that
enhances home values.
Our traditional attached home communities generally offer one- to four-story homes, provide for limited exterior
options, and often include commonly owned recreational facilities such as clubhouses, playing fields, swimming
pools, and tennis courts.
We market our high quality homes to upscale luxury home buyers, generally comprised of those persons who have
previously owned a principal residence and who are seeking to buy a larger or more desirable home — the so-called
“move-up” market. We believe our reputation as a developer of homes for this market enhances our competitive position
with respect to the sale of our smaller, more moderately priced homes.
We also market to the 50+ year-old “empty-nester” market, which we believe has strong growth potential. We have
developed a number of home designs with features such as one-story living and first-floor master bedroom suites, as
well as communities with recreational amenities such as golf courses, marinas, pool complexes, country clubs, and
recreation centers that we believe appeal to this category of home buyers. We have integrated certain of these designs
and features in some of our other home types and communities. We also develop active-adult, “age-qualified”
communities for households in which at least one member must be 55+ years of age. As of October 31, 2015, we were
selling from 39 active-adult/age-qualified communities and expect to open additional active-adult/age-qualified
communities during the next few years. Of the value and number of net contracts signed in fiscal 2015, approximately
11% and 16%, respectively, were in active-adult/age-qualified communities; in fiscal 2014, approximately 12% and
16%, respectively, were in such communities; and in fiscal 2013, approximately 9% and 12%, respectively were in
active-adult/age-qualified communities.
In order to serve a growing market of affluent move-up families, empty-nesters, and young professionals seeking to
live in or close to major cities, we have developed and are developing on our own or through joint ventures with third
parties, a number of high-density, high-, mid- and low-rise urban luxury communities. These communities are
currently marketed under our City Living brand. These communities, which we are currently developing or planning
to develop on our own or through joint ventures, are located in Bethesda, Maryland; Hoboken and Jersey City, New
Jersey; the boroughs of Manhattan and Brooklyn, New York; and Philadelphia, Pennsylvania.
At October 31, 2015, nine of these buildings were open for sale, containing a total of 918 units. The table below
provides information related to deliveries and revenues and net contracts signed by our City Living group in
communities it is developing on its own or through joint ventures in fiscal 2015, 2014, and 2013 and its backlog at
October 31, 2015, 2014, and 2013:

2015 2014 2013 2015 2014 2013
Units Units Units $ millions $ millions $ millions

Deliveries 219 266 147 316.1 283.6 179.5
Net contracts 255 265 286 513.3 490.1 291.3
Backlog at October 31, 235 199 200 633.2 436.1 229.5

Edgar Filing: TOLL BROTHERS INC - Form 10-K

10



A great majority of our City Living communities are high-rise projects and take an extended period of time to
construct. We generally start selling homes in these communities after construction has commenced and by the time
construction has been completed we typically have a significant number of homes in backlog. Once construction has
been completed, the homes in backlog in these communities are generally delivered very quickly.
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We believe that the demographics of the move-up, empty-nester, active-adult, age-qualified, and second-home upscale
markets will provide us with an opportunity for growth in the future, and that our financial strength and portfolio of
approved home sites in the Washington, D.C. to Boston corridor and in our California markets, in which land is scarce
and approvals are more difficult to obtain, give us a competitive advantage. We continue to believe that many of our
communities are in desirable locations that are difficult to replace and that many of these communities have
substantial embedded value that may be realized in the future as the housing recovery strengthens.
According to the U.S. Census Bureau (“Census Bureau”), the number of households earning $100,000 or more (in
constant 2014 dollars) at September 2015 stood at 30.8 million, or approximately 24.7% of all U.S. households. This
group has grown at three times the rate of increase of all U.S. households since 1980. According to Harvard
University’s 2015 report, “The State of the Nation’s Housing,” demographic forces are likely to drive the addition of just
under 1.2 million new households per year during the next decade.
Housing starts, which encompass the units needed for household formations, second homes, and the replacement of
obsolete or demolished units, have not kept pace with this projected household growth. According to the Census
Bureau’s October 2015 New Residential Sales Report, new home inventory stands at a supply of just 5.5 months, based
on current sales paces. If demand and pace increase significantly, the supply of 5.5 months could quickly be drawn
down. During the period 1970 through 2007, total housing starts in the United States averaged approximately 1.6
million per year, while during the period 2008 through 2014, total housing starts averaged approximately 0.8 million
per year according to the Census Bureau.
At October 31, 2015, we were selling homes from 288 communities, compared to 263 communities at October 31,
2014, and 232 communities at October 31, 2013. In addition, at October 31, 2015, we had 26 communities that were
temporarily closed due to market conditions or awaiting approvals on future phases, of which we currently expect to
reopen approximately 11 in fiscal 2016.
The following table summarizes certain information with respect to our operating communities at October 31, 2015:
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