
NVR INC
Form 10-K
February 26, 2010

Edgar Filing: NVR INC - Form 10-K

1



Table of Contents

UNITED STATES
SECURITIES AND EXCHANGE COMMISSION

Washington, DC 20549
FORM 10-K

þ ANNUAL REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES
EXCHANGE ACT OF 1934

For the fiscal year ended December 31, 2009
OR

TRANSITION REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES
EXCHANGE ACT OF 1934 (NO FEE REQUIRED)

For the transition period from                      to                     
Commission file number 1-12378

NVR, Inc.
(Exact name of registrant as specified in its charter)

Virginia 54-1394360

(State or other jurisdiction of incorporation or
organization)

(IRS employer identification number)

11700 Plaza America Drive, Suite 500
Reston, Virginia 20190

(Address of principal executive offices) (Zip Code)
Registrant�s telephone number, including area code: (703) 956-4000

Securities registered pursuant to Section 12(b) of the Act:

Title of each class Name of each exchange on which registered

Common stock, par value $0.01 per share
5% Senior Notes due 2010

New York Stock Exchange
New York Stock Exchange

Securities registered pursuant to Section 12(g) of the Act: None
Indicate by check mark if the registrant is a well-known seasoned issuer, as defined in Rule 405 of the Securities Act.
Yes þ      No o
Indicate by check mark if the registrant is not required to file reports pursuant to Section 13 or Section 15(d) of the
Exchange Act. Yes o      No þ
Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the
Securities Exchange Act of 1934 during the preceding 12 months (or for such shorter period that the registrant was
required to file such reports), and (2) has been subject to such filing requirements for the past 90 days. Yes þ No o
Indicate by check mark whether the registrant has submitted electronically and posted on its corporate Website, if any,
every Interactive Data File required to be submitted and posted pursuant to Rule 405 of Regulation S-T (232.405 of
this chapter) during the preceding 12 months (or for such shorter period that the registrant was required to submit and
post such files). Yes o      No o
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Indicate by check mark if disclosure of delinquent filers pursuant to Item 405 of Regulation S-K is not contained
herein, and will not be contained, to the best of registrant�s knowledge, in definitive proxy or information statements
incorporated by reference in Part III of this Form 10-K or any amendment to this Form 10-K. þ
Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer,
or a smaller reporting company. See the definitions of �large accelerated filer,� �accelerated filer� and �smaller reporting
company� in Rule 12-2 of the Exchange Act. (Check One):

Large accelerated filer þ Accelerated filer o Non-accelerated filer o
(Do not check if a
Smaller Reporting

Company)

Smaller Reporting
Company o

Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the Act). Yes o      No þ
The aggregate market value of the voting stock held by non-affiliates of NVR, Inc. on June 30, 2009, the last business
day of NVR, Inc.�s most recently completed second fiscal quarter, was approximately $2,752,200,000.
As of February 24, 2010 there were 6,115,348 total shares of common stock outstanding.

DOCUMENTS INCORPORATED BY REFERENCE
Portions of the Proxy Statement of NVR, Inc. to be filed with the Securities and Exchange Commission pursuant to
Regulation 14A of the Securities Exchange Act of 1934 on or prior to April 30, 2010 are incorporated by reference
into Part III of this report.
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PART I
Item 1. Business.
General
     NVR, Inc. (�NVR�) was formed in 1980 as NVHomes, Inc. Our primary business is the construction and sale of
single-family detached homes, townhomes and condominium buildings. To more fully serve customers of our
homebuilding operations, we also operate a mortgage banking and title services business. We conduct our
homebuilding activities directly. Our mortgage banking operations are operated primarily through a wholly owned
subsidiary, NVR Mortgage Finance, Inc. (�NVRM�). Unless the context otherwise requires, references to �NVR�, �we�, �us�
or �our� include NVR and its consolidated subsidiaries.
     We are one of the largest homebuilders in the United States. While we operate in multiple locations in fourteen
states, primarily in the eastern part of the United States, approximately 38% of our home settlements in 2009 occurred
in the Washington, D.C. and Baltimore, MD metropolitan areas, which accounted for 48% of our 2009 homebuilding
revenues. Our homebuilding operations include the construction and sale of single-family detached homes,
townhomes and condominium buildings under four trade names: Ryan Homes, NVHomes, Fox Ridge Homes and
Rymarc Homes. The Ryan Homes, Fox Ridge Homes, and Rymarc Homes products are marketed primarily to
first-time homeowners and first-time move-up buyers. The Ryan Homes product is currently sold in twenty-five
metropolitan areas located in Maryland, Virginia, West Virginia, Pennsylvania, New York, North Carolina, South
Carolina, Ohio, New Jersey, Delaware, Kentucky, Indiana and Florida. The Fox Ridge Homes product is sold solely in
the Nashville, TN metropolitan area and the Rymarc Homes product is sold solely in the Columbia, SC metropolitan
area. The NVHomes product is marketed primarily to move-up and upscale buyers and is sold in the Washington,
D.C., Baltimore, MD, Philadelphia, PA and the Maryland Eastern Shore metropolitan areas. In 2009, our average
price of a settled unit was approximately $296,000.
     We do not engage in land development. Instead, we typically acquire finished building lots at market prices from
various development entities under fixed price purchase agreements (�purchase agreements�) that require deposits that
may be forfeited if we fail to perform under the purchase agreement. The deposits required under the purchase
agreements are in the form of cash or letters of credit in varying amounts and represent a percentage, typically ranging
up to 10%, of the aggregate purchase price of the finished lots.
     We believe that our lot acquisition strategy avoids the financial requirements and risks associated with direct land
ownership and land development. We may, at our option, choose for any reason and at any time not to perform under
these purchase agreements by delivering notice of our intent not to acquire the finished lots under contract. Our sole
legal obligation and economic loss for failure to perform under these purchase agreements is limited to the amount of
the deposit pursuant to the liquidating damage provision contained within the purchase agreements. We do not have
any financial guarantees or completion obligations and we typically do not guarantee lot purchases on a specific
performance basis under these purchase agreements. We generally seek to maintain control over a supply of lots
believed to be suitable to meet our five-year business plan.
     On a limited basis, we also obtain finished lots using joint venture limited liability corporations (�LLCs�). All LLCs
are typically structured such that we are a non-controlling member and are at risk only for the amount we have
invested. We are not a borrower, guarantor or obligor on any of the LLCs debt. We enter into a standard fixed price
purchase agreement to purchase lots from these LLCs. At December 31, 2009, we had an aggregate investment
totaling approximately $25 million in ten separate LLCs. As of December 31, 2009, eight of these LLCs were
non-performing and as a result, we had recorded an impairment reserve equal to our total investment of approximately
$3 million in these LLCs due to our determination that our investment was not recoverable. We do not expect to
obtain any lots from these eight LLCs in future periods. In the two performing LLCs, our aggregate investment totaled
$22 million and we controlled approximately 760 lots. At December 31, 2009, we had additional funding
commitments totaling $4 million to one of the two performing LLCs.
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     In addition to building and selling homes, we provide a number of mortgage-related services through our mortgage
banking operations. Through operations in each of our homebuilding markets, NVRM originates mortgage loans
almost exclusively for our homebuyers. NVRM generates revenues primarily from origination fees, gains on sales of
loans and title fees. NVRM sells all of the mortgage loans it closes into the secondary markets on a servicing released
basis.
     Segment information for our homebuilding and mortgage banking businesses is included in Note 2 in the
accompanying consolidated financial statements.
Current Business Environment
     During 2009, the homebuilding environment in certain markets began to exhibit some stabilization after several
years of declining sales and selling prices. Despite this stabilization, the homebuilding market remains challenging
and many market uncertainties remain due to the continuing economic recession. Homebuyer confidence continues to
be negatively impacted by concerns regarding job stability driven by historically high unemployment rates. Slowed
demand and high foreclosure rates have contributed to high levels of existing and new homes available for sale. The
sales of new and existing homes also continue to be adversely impacted by a tighter mortgage lending environment
that has made it more difficult for our customers to obtain mortgage financing. In addition, significant future
uncertainties remain as to certain of the government�s stimulus programs, which we believe helped to stabilize home
prices, as the federal tax credit for first time and move-up buyers and the Federal Reserve�s purchases of
mortgage-backed securities are expected to end in 2010. The termination of those programs may lead to a decline in
demand and higher mortgage interest rates. For additional 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 Form 10-K.
Homebuilding

Products
     We offer single-family detached homes, townhomes and condominium buildings with many different basic home
designs. These home designs have a variety of elevations and numerous other options. Our homes combine traditional
or colonial exterior designs with contemporary interior designs and amenities, generally include two to four bedrooms
and range from approximately 1,000 to 7,300 square feet. During 2009, the prices at which we settled homes ranged
from approximately $56,000 to $2,000,000 and averaged approximately $296,000. During 2008, our average price
was approximately $338,000.

Markets
     Our four reportable homebuilding segments operate in the following geographic regions:

Mid
Atlantic:

Maryland, Virginia, West Virginia and Delaware

North
East:

New Jersey and eastern Pennsylvania

Mid
East:

Kentucky, New York, Ohio, western Pennsylvania and Indiana

South
East:

North Carolina, South Carolina, Florida and Tennessee

     Further discussion of settlements, new orders and backlog activity by homebuilding reportable segment for each of
the last three years can be found in �Management�s Discussion and Analysis of Financial Condition and Results of
Operations� in Item 7 of this Form 10-K.
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Backlog
     Backlog totaled 3,531 units and approximately $1.1 billion at December 31, 2009 compared to backlog of 3,164
units and approximately $1.0 billion at December 31, 2008. Backlog, which represents homes sold but not yet settled
with the customer, may be impacted by customer cancellations for various reasons that are beyond our control, such as
failure to obtain mortgage financing, inability to sell an existing home, job loss, or a variety of other reasons. In any
period, a portion of the cancellations that we experience are related to new sales that occurred during the same period,
and a portion are related to sales that occurred in prior periods and therefore appeared in the opening backlog for the
current period. Expressed as the total of all cancellations during the period as a percentage of gross sales during the
period, our cancellation rate was approximately 14%, 23% and 21% in 2009, 2008 and 2007, respectively. During
2009 and 2008, approximately 7% and 10% of a reporting quarter�s opening backlog cancelled during the fiscal
quarter, respectively. We can provide no assurance that our historical cancellation rates are indicative of the actual
cancellation rate that may occur in 2010. See �Risk Factors� in Item 1A.

Construction
     We utilize independent subcontractors under fixed price contracts to perform construction work on our homes. The
subcontractors� work is performed under the supervision of our employees who monitor quality control. We use
several independent subcontractors in our various markets and we are not dependent on any single subcontractor or on
a small number of subcontractors.

Land Development
     We do not engage in land development. Instead, we typically purchase finished lots from various land developers
under fixed price purchase agreements that require deposits that may be forfeited if we fail to perform under the
agreement. The deposits required under the purchase agreements are in the form of cash or letters of credit in varying
amounts and represent a percentage, typically ranging up to 10%, of the aggregate purchase price of the finished lots.
We are not dependent on any single developer or on a small number of developers.

Sales and Marketing
     Our preferred marketing method is for customers to visit a furnished model home featuring many built-in options
and a landscaped lot. The garages of these model homes are usually converted into temporary sales centers where
alternative facades and floor plans are displayed and designs for other models are available for review. Sales
representatives are compensated predominantly on a commission basis.

Regulation
     We and our subcontractors must comply with various federal, state and local zoning, building, environmental,
advertising and consumer credit statutes, rules and regulations, as well as other regulations and requirements in
connection with our construction and sales activities. All of these regulations have increased the cost to produce and
market our products, and in some instances, have delayed our developers� abilities to deliver us finished lots. Counties
and cities in which we build homes have at times declared moratoriums on the issuance of building permits and
imposed other restrictions in the areas in which sewage treatment facilities and other public facilities do not reach
minimum standards. To date, restrictive zoning laws and the imposition of moratoriums have not had a material
adverse effect on our construction activities. However, in certain markets in which we operate, we believe that our
growth has been hampered by the longer time periods necessary for our developers to obtain the necessary
governmental approvals.

Competition and Market Factors
     The housing industry is highly competitive. We compete with numerous homebuilders of varying size, ranging
from local to national in scope, some of which have greater financial resources than we do. We
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also face competition from the home resale market. Our homebuilding operations compete primarily on the basis of
price, location, design, quality, service and reputation. Historically we have been one of the market leaders in each of
the markets where we build homes.
     The housing industry is cyclical and is affected by consumer confidence levels, prevailing economic conditions and
interest rates. Other factors that affect the housing industry and the demand for new homes include the availability and
the cost of land, labor and materials; changes in consumer preferences; demographic trends; and the availability of
mortgage finance programs. See �Risk Factors� in Item 1A.
     We are dependent upon building material suppliers for a continuous flow of raw materials. Whenever possible, we
utilize standard products available from multiple sources. In the past, such raw materials have been generally available
to us in adequate supply.
Mortgage Banking
     We provide a number of mortgage related services to our homebuilding customers through our mortgage banking
operations. Our mortgage banking operations also include separate subsidiaries that broker title insurance and perform
title searches in connection with mortgage loan closings for which they receive commissions and fees. Because
NVRM originates mortgage loans almost exclusively for our homebuilding customers, NVRM is dependent on our
homebuilding segment. In 2009, NVRM closed approximately 8,000 loans with an aggregate principal amount of
approximately $2.1 billion as compared to 8,600 loans with an aggregate principal amount of approximately
$2.4 billion in 2008.
     NVRM sells all of the mortgage loans it closes to investors in the secondary markets on a servicing released basis,
typically within 30 days from the loan closing. NVRM is an approved seller/servicer for FNMA, GNMA, FHLMC,
VA and FHA mortgage loans.

Competition and Market Factors
     NVRM�s main competition comes from national, regional, and local mortgage bankers, mortgage brokers, thrifts
and banks in each of these markets. NVRM competes primarily on the basis of customer service, variety of products
offered, interest rates offered, prices of ancillary services and relative financing availability and costs.

Regulation
     NVRM is an approved seller/servicer of FNMA, GNMA, FHLMC, FHA and VA mortgage loans, and is subject to
all of those agencies� rules and regulations. These rules and regulations restrict certain activities of NVRM. NVRM is
currently eligible and expects to remain eligible to participate in such programs. In addition, NVRM is subject to
regulation at the state and federal level with respect to specific origination, selling and servicing practices.

Pipeline
     NVRM�s mortgage loans in process that have not closed (�Pipeline�) at December 31, 2009 and 2008, had an
aggregate principal balance of $770 million and $730 million, respectively. Our cancellation rate was approximately
35% in 2009. During 2008 and 2007, NVRM�s loan cancellation rates were approximately 49% and 45%, respectively.
We can provide no assurance that our historical loan cancellation rates are indicative of the actual loan cancellation
rate that may occur in 2010. See �Risk Factors� in Item 1A.
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Employees
     At December 31, 2009, we employed 2,688 full-time persons, of whom 981 were officers and management
personnel, 170 were technical and construction personnel, 556 were sales personnel, 462 were administrative
personnel and 519 were engaged in various other service and labor activities. None of our employees are subject to a
collective bargaining agreement and we have never experienced a work stoppage. We believe that our employee
relations are good.
Available Information
     We file annual, quarterly and current reports, proxy statements and other information with the Securities and
Exchange Commission (the �SEC�). These filings are available to the public over the Internet at the SEC�s website at
http://www.sec.gov. You may also read and copy any document we file at the SEC�s public reference room located at
100 F Street, NE, Washington, DC 20549. Please call the SEC at 1-800-SEC-0330 for further information on the
public reference room.
     Our principal Internet website can be found at http://www.nvrinc.com. We make available free of charge on or
through our website, access to our annual report on Form 10-K, quarterly reports on Form 10-Q, current reports on
Form 8-K, and amendments to those reports as soon as reasonably practicable after such material is electronically
filed, or furnished, to the SEC.
     Our website also includes a corporate governance section which contains our Corporate Governance Guidelines
(which includes our Directors� Independence Standards), Code of Ethics, Board of Directors� Committee Charters for
the Audit, Compensation, Corporate Governance, Nominating and Qualified Legal Compliance Committees, Policies
and Procedures for the Consideration of Board of Director Candidates, Policies and Procedures on Security Holder
Communications with the Board of Directors and the method by which interested parties may contact our independent
lead director or the non-management or independent directors as a group. Additionally, amendments to and waivers
from a provision of the Code of Ethics that apply to our principal executive officer, principal financial officer,
principal accounting officer or persons performing similar functions will be disclosed on our website.
Item 1A. Risk Factors.

Forward-Looking Statements
     Some of the statements in this Form 10-K, as well as statements made by us in periodic press releases or other
public communications, constitute �forward-looking statements� within the meaning of the Private Securities Litigation
Reform Act of 1995, Section 27A of the Securities Act of 1933, as amended, and Section 21E of the Securities
Exchange Act of 1934. Certain, but not necessarily all, of such forward-looking statements can be identified by the
use of forward-looking terminology, such as �believes,� �expects,� �may,� �will,� �should,� or �anticipates� or the negative thereof
or other comparable terminology. All statements other than of historical facts are forward looking statements. Forward
looking statements contained in this document include those regarding market trends, NVR�s financial position,
business strategy, the outcome of pending litigation, projected plans and objectives of management for future
operations. Such forward-looking statements involve known and unknown risks, uncertainties and other factors that
may cause the actual results or performance of NVR to be materially different from future results, performance or
achievements expressed or implied by the forward-looking statements. Such risk factors include, but are not limited to
the following: general economic and business conditions (on both a national and regional level); interest rate changes;
access to suitable financing by NVR and NVR�s customers; competition; the availability and cost of land and other raw
materials used by NVR in its homebuilding operations; shortages of labor; weather related slow-downs; building
moratoriums; governmental regulation; fluctuation and volatility of stock and other financial markets; mortgage
financing availability; and other factors over which NVR has little or no control. NVR undertakes no obligation to
update such forward-looking statements.
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RISK FACTORS
     Our business is affected by the risks generally incident to the residential construction business, including, but not
limited to:

� the availability of mortgage financing;

� actual and expected direction of interest rates, which affect our costs, the availability of construction financing,
and long-term financing for potential purchasers of homes;

� the availability of adequate land in desirable locations on favorable terms;

� unexpected changes in customer preferences; and

� changes in the national economy and in the local economies of the markets in which we have operations.
All of these risks are discussed in detail below.
The homebuilding industry is experiencing a significant downturn. The continuation of this downturn could
adversely affect our business and our results of operations.
     The homebuilding industry has continued to experience a significant downturn as a result of declining consumer
confidence driven by an economic recession, affordability issues and uncertainty as to the stability of home prices.
Additionally, the tightening credit markets have made it more difficult for customers to obtain financing to purchase
homes. As a result, we have experienced reduced demand for new homes. Our cancellation rate was approximately
14%, 23% and 21% during 2009, 2008 and 2007, respectively. These ongoing market factors have also resulted in
pricing pressures and in turn lower gross profit margins in most of our markets. A continued downturn in the
homebuilding industry could result in a material adverse effect on our sales (fewer gross sales and/or higher
cancellation rates), profitability, stock performance, ability to service our debt obligations and future cash flows.
If the market value of our inventory or controlled lot position declines, our profit could decrease and we may
incur losses.
     Inventory risk can be substantial for homebuilders. The market value of building lots and housing inventories can
fluctuate significantly as a result of changing market conditions. In addition, inventory carrying costs can be
significant and can result in losses in a poorly performing project or market. We must, in the ordinary course of our
business, continuously seek and make acquisitions of lots for expansion into new markets as well as for replacement
and expansion within our current markets, which is accomplished by us entering fixed price purchase agreements and
paying forfeitable deposits under the purchase agreement to developers for the contractual right to acquire the lots. In
the event of further adverse changes in economic or market conditions, we may cease further building activities in
communities or restructure existing purchase agreements, resulting in forfeiture of some or all of any remaining land
contract deposit paid to the developer. Either action may result in a loss which could have a material adverse effect on
our profitability, stock performance, ability to service our debt obligations and future cash flows.
If the tax credit available to first time homebuyers expires on July 1, 2010 and is not renewed, it may negatively
impact our future sales.
     As part of the Federal government�s economic stimulus efforts, first time homebuyers may receive an $8,000 tax
credit and current homeowners purchasing a replacement primary residence may receive a $6,500 tax credit when
filing their Federal income tax return if they purchase the primary residence by April 30, 2010 and settle on the home
prior to July 1, 2010, which is the date that the homebuyer tax credit program expires. It is unclear at this time if the
Federal government is going to extend or expand that program past July 1, 2010. This program and the prior first time
homebuyer tax credit program may have stimulated our sales over the recent quarters to levels that would not have
been achieved without the program being in effect. Further, there is a possibility that the availability of the program to
homebuyers pulled sales forward from future
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quarters which could lead to reduced demand in the immediate future. The expiration of the first time homebuyer tax
credit could result in a material adverse effect on our sales, profitability, stock performance, ability to service our debt
obligations and future cash flows.
Because almost all of our customers require mortgage financing, the availability of suitable mortgage financing
could impair the affordability of our homes, lower demand for our products, and limit our ability to fully
deliver our backlog.
     Our business and earnings depend on the ability of our potential customers to obtain mortgages for the purchase of
our homes. In addition, many of our potential customers must sell their existing homes in order to buy a home from
us. The tightening of credit standards and the availability of suitable mortgage financing could prevent customers from
buying our homes and could prevent buyers of our customers� homes from obtaining mortgages they need to complete
that purchase, both of which could result in our potential customers� inability to buy a home from us. If our potential
customers or the buyers of our customers� current homes are not able to obtain suitable financing, the result could have
a material adverse effect on our sales, profitability, stock performance, ability to service our debt obligations and
future cash flows.
If our ability to sell mortgages to investors is impaired, we may be required to fund these commitments
ourselves, or may not be able to originate loans at all.
     Our mortgage segment sells all of the loans it originates into the secondary market usually within 30 days from the
date of closing, and has up to approximately $100 million available in a repurchase agreement to fund mortgage
closings. In the event that disruptions to the secondary markets similar to those which occurred during 2007 and 2008
continue to tighten or eliminate the available liquidity within the secondary markets for mortgage loans, or the
underwriting requirements by our secondary market investors continue to become more stringent, our ability to sell
future mortgages could decline and we could be required, among other things, to fund our commitments to our buyers
with our own financial resources, which is limited, or require our home buyers to find another source of financing. In
addition, government-sponsored enterprises, principally FNMA and FHLMC, play a significant role in buying home
mortgages and creating investment securities that they either sell to investors or hold in their portfolios. These
organizations, as well as the Federal Reserve�s program to purchase mortgage-backed securities, provide liquidity to
the secondary mortgage market. The effects of the government takeover of FNMA and FHLMC are not yet certain
and may restrict or curtail their activities and further disrupt the secondary markets. In addition, the Federal Reserve is
expected to discontinue purchasing mortgage-backed securities in 2010. The result of such secondary market
disruption could have a material adverse effect on our sales, profitability, stock performance, ability to service our
debt obligations and future cash flows.
Interest rate movements, inflation and other economic factors can negatively impact our business.
     High rates of inflation generally affect the homebuilding industry adversely because of their adverse impact on
interest rates. High interest rates not only increase the cost of borrowed funds to homebuilders but also have a
significant effect on housing demand and on the affordability of permanent mortgage financing to prospective
purchasers. We are also subject to potential volatility in the price of commodities that impact costs of materials used
in our homebuilding business. Increases in prevailing interest rates could have a material adverse effect on our sales,
profitability, stock performance, ability to service our debt obligations and future cash flows.
     Our financial results also are affected by the risks generally incident to our mortgage banking business, including
interest rate levels, the impact of government regulation on mortgage loan originations and servicing and the need to
issue forward commitments to fund and sell mortgage loans. Our homebuilding customers account for almost all of
our mortgage banking business. The volume of our continuing homebuilding operations therefore affects our
mortgage banking business.
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     Our mortgage banking business also is affected by interest rate fluctuations. We also may experience marketing
losses resulting from daily increases in interest rates to the extent we are unable to match interest rates and amounts on
loans we have committed to originate with forward commitments from third parties to purchase such loans. Increases
in interest rates may have a material adverse effect on our mortgage banking revenue, profitability, stock performance,
ability to service our debt obligations and future cash flows.
     Our operations may also be adversely affected by other economic factors within our markets such as negative
changes in employment levels, job growth, and consumer confidence and availability of mortgage financing, one or all
of which could result in reduced demand or price depression from current levels. Such negative trends could have a
material adverse effect on homebuilding operations.
     These factors and thus, the homebuilding business, have at times in the past been cyclical in nature. Any downturn
in the national economy or the local economies of the markets in which we operate could have a material adverse
effect on our sales, profitability, stock performance and ability to service our debt obligations. In particular,
approximately 38% of our home settlements during 2009 occurred in the Washington, D.C. and Baltimore, MD
metropolitan areas, which accounted for 48% of our homebuilding revenues in 2009. Thus, we are dependent to a
significant extent on the economy and demand for housing in those areas.
Our inability to secure and control an adequate inventory of lots could adversely impact our operations.
     The results of our homebuilding operations are dependent upon our continuing ability to control an adequate
number of homebuilding lots in desirable locations. There can be no assurance that an adequate supply of building lots
will continue to be available to us on terms similar to those available in the past, or that we will not be required to
devote a greater amount of capital to controlling building lots than we have historically. An insufficient supply of
building lots in one or more of our markets, an inability of our developers to deliver finished lots in a timely fashion
due to their inability to secure financing to fund development activities or for other reasons, or our inability to
purchase or finance building lots on reasonable terms could have a material adverse effect on our sales, profitability,
stock performance, ability to service our debt obligations and future cash flows.
Volatility in the credit and capital markets may impact our ability to access necessary financing.
     Our homebuilding operations are dependent in part on the availability and cost of working capital financing, and
may be adversely affected by a shortage or an increase in the cost of such financing. If we require working capital
greater than that provided by our operations and our credit facility, we may be required to seek to increase the amount
available under the facility or to obtain alternative financing. No assurance can be given that additional or replacement
financing will be available on terms that are favorable or acceptable. Moreover, issues involving liquidity and capital
adequacy affecting our lenders could in turn affect our ability to fully access our available credit facilities. In addition,
the credit and capital markets are experiencing significant volatility that is difficult to predict. If we are required to
seek alternative financing to fund our working capital requirements, continued volatility in these markets may restrict
our flexibility to access financing. If we are at any time unsuccessful in obtaining sufficient capital to fund our
planned homebuilding expenditures, we may experience a substantial delay in the completion of any homes then
under construction, or we may be unable to control or purchase finished building lots. Any delay could result in cost
increases and could have a material adverse effect on our sales, profitability, stock performance, ability to service our
debt obligations and future cash flows.
     Our mortgage banking operations are dependent on the availability, cost and other terms of mortgage financing
facilities, and may be adversely affected by any shortage or increased cost of such financing. No assurance can be
given that any additional or replacement financing will be available on terms that are favorable or acceptable. Our
mortgage banking operations are also dependent upon the securitization market for mortgage-backed securities, and
could be materially adversely affected by any fluctuation or downturn in such market.
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Our current indebtedness may impact our future operations.
     Our existing indebtedness contains financial and other restrictive covenants and any future indebtedness may also
contain covenants. These covenants include limitations on our ability, and the ability of our subsidiaries, to incur
additional indebtedness, pay cash dividends and make distributions, make loans and investments, enter into
transactions with affiliates, effect certain asset sales, incur certain liens, merge or consolidate with any other person, or
transfer all or substantially all of our properties and assets. Substantial losses by us or other action or inaction by us or
our subsidiaries could result in the violation of one or more of these covenants which could result in decreased
liquidity or a default on our indebtedness, thereby having a material adverse effect on our sales, profitability, stock
performance, ability to service our debt obligations and future cash flows.
Government regulations and environmental matters could negatively affect our operations.
     We are subject to various local, state and federal statutes, ordinances, rules and regulations concerning zoning,
building design, construction and similar matters, including local regulations that impose restrictive zoning and
density requirements in order to limit the number of homes that can eventually be built within the boundaries of a
particular area. These regulations may further increase the cost to produce and market our products. In addition, we
have from time to time been subject to, and may also be subject in the future to, periodic delays in our homebuilding
projects due to building moratoriums in the areas in which we operate. Changes in regulations that restrict
homebuilding activities in one or more of our principal markets could have a material adverse effect on our sales,
profitability, stock performance, ability to service our debt obligations and future cash flows.
     We are also subject to a variety of local, state and federal statutes, ordinances, rules and regulations concerning the
protection of health and the environment. We are subject to a variety of environmental conditions that can affect our
business and our homebuilding projects. The particular environmental laws that apply to any given homebuilding site
vary greatly according to the location and environmental condition of the site and the present and former uses of the
site and adjoining properties. Environmental laws and conditions may result in delays, cause us to incur substantial
compliance and other costs, or prohibit or severely restrict homebuilding activity in certain environmentally sensitive
regions or areas, thereby adversely affecting our sales, profitability, stock performance, ability to service our debt
obligations and future cash flows.
     We are an approved seller/servicer of FNMA, GNMA, FHLMC, FHA and VA mortgage loans, and are subject to
all of those agencies� rules and regulations. Any significant impairment of our eligibility to sell/service these loans
could have a material adverse impact on our mortgage operations. In addition, we are subject to regulation at the state
and federal level with respect to specific origination, selling and servicing practices including the Real Estate
Settlement and Protection Act. Adverse changes in governmental regulation may have a negative impact on our
mortgage loan origination business.
We face competition in our housing and mortgage banking operations.
     The homebuilding industry is highly competitive. We compete with numerous homebuilders of varying size,
ranging from local to national in scope, some of whom have greater financial resources than we do. We face
competition:

� for suitable and desirable lots at acceptable prices;

� from selling incentives offered by competing builders within and across developments; and

� from the existing home resale market.
     Our homebuilding operations compete primarily on the basis of price, location, design, quality, service and
reputation.
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     The mortgage banking industry is also competitive. Our main competition comes from national, regional and local
mortgage bankers, thrifts, banks and mortgage brokers in each of these markets. Our mortgage banking operations
compete primarily on the basis of customer service, variety of products offered, interest rates offered, prices of
ancillary services and relative financing availability and costs.
     There can be no assurance that we will continue to compete successfully in our homebuilding or mortgage banking
operations. An inability to effectively compete may have an adverse impact on our sales, profitability, stock
performance, ability to service our debt obligations and future cash flows.
A shortage of building materials or labor, or increases in materials or labor costs may adversely impact our
operations.
     The homebuilding business has from time to time experienced building material and labor shortages, including
shortages in insulation, drywall, certain carpentry work and concrete, as well as fluctuating lumber prices and supply.
In addition, high employment levels and strong construction market conditions could restrict the labor force available
to our subcontractors and us in one or more of our markets. Significant increases in costs resulting from these
shortages, or delays in construction of homes, could have a material adverse effect upon our sales, profitability, stock
performance, ability to service our debt obligations and future cash flows.
Product liability litigation and warranty claims may adversely impact our operations.
     Construction defect and home warranty claims are common and can represent a substantial risk for the
homebuilding industry. The cost of insuring against construction defect and product liability claims, as well as the
claims themselves, can be high. In addition, insurance companies limit coverage offered to protect against these
claims. Further restrictions on coverage availability, or significant increases in premium costs or claims, could have a
material adverse effect on our financial results.
We are subject to litigation proceedings that could harm our business if an unfavorable ruling were to occur.
     From time to time, we may become involved in litigation and other legal proceedings relating to claims arising
from our operations in the normal course of business. As described in, but not limited to, Part I, Item 3, �Legal
Proceedings� of this 10-K, we are currently subject to certain legal proceedings. Litigation is subject to inherent
uncertainties, and unfavorable rulings may occur. We cannot assure you that these or other litigation or legal
proceedings will not materially affect our ability to conduct our business in the manner that we expect or otherwise
adversely affect us should an unfavorable ruling occur.
Changes in tax laws or the interpretation of tax laws may negatively affect our operating results.
     The effects of possible changes in the tax laws or changes in their interpretation could have a material negative
impact on our financial results.
Certain of our net deferred tax assets could be substantially limited if we experience an ownership change as
defined in the Internal Revenue Code.
     Certain of our net deferred tax assets give rise to built-in losses (�BILs�). Our ability to utilize BILs and to offset our
future taxable income and/or to recover previously paid taxes would be limited if we were to undergo an �ownership
change� within the meaning of Section 382 of the Internal Revenue Code, which we refer to as the Code. In general, an
�ownership change� occurs whenever the percentage of the stock of a corporation owned by �5-percent shareholders�
(within the meaning of Section 382 of the Code) increases by more than 50 percentage points over the lowest
percentage of the stock of such corporation owned by such �5-percent shareholders� at any time over the preceding three
years.
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     An ownership change under Section 382 of the Code would establish an annual limitation on the amount of BILs
we could utilize to offset our taxable income in any single taxable year to an amount equal to (i) the product of a
specified rate, which is published by the U.S. Treasury, and the aggregate value of our outstanding stock plus (ii) the
amount of unutilized limitation from prior years. The application of these limitations might prevent full utilization of
the deferred tax assets attributable to our BILs. We do not believe we have experienced an ownership change as
defined by Section 382 and, therefore, we do not believe the BILs are subject to any Section 382 limitation. However,
whether a change in ownership occurs in the future is largely outside of our control, and there can be no assurance that
such a change will not occur.

Weather-related and other events beyond our control may adversely impact our operations.
     Extreme weather or other events, such as significant snowfalls, hurricanes, tornadoes, earthquakes, forest fires,
floods, terrorist attacks or war, may affect our markets, our operations and our profitability. These events may impact
our physical facilities or those of our suppliers or subcontractors, causing us material increases in costs, or delays in
construction of homes, which could have a material adverse effect upon our sales, profitability, stock performance,
ability to service our debt obligations and future cash flows.
Item 1B. Unresolved Staff Comments.
None.
Item 2. Properties.
     Our corporate offices are located in Reston, Virginia, where we currently lease approximately 61,000 square feet of
office space, of which approximately 9,800 square feet we have subleased to a third party. The current corporate
office lease expires in April 2015.
     In connection with the operation of the homebuilding segment, we lease manufacturing facilities in the following
six locations: Thurmont, Maryland; Burlington County, New Jersey; Farmington, New York; Kings Mountain, North
Carolina; Darlington, Pennsylvania; and Portland, Tennessee. These facilities range in size from approximately 40,000
square feet to 400,000 square feet and combined total approximately 1,000,000 square feet of manufacturing space.
Each of these leases contains various options for extensions of the lease and for the purchase of the facility. The
Portland, Thurmont and Farmington leases expire in 2014, and the Kings Mountain and Burlington County leases
expire in 2023 and 2024, respectively. The Darlington lease expires in 2025. Due to the economic downturn and the
related decline in our homebuilding activity, our current plant utilization has dropped to approximately 40% of total
capacity.
     We also, in connection with both our homebuilding and mortgage banking businesses, lease office space in
multiple locations for homebuilding divisional offices and mortgage banking and title services branches under leases
expiring at various times through 2017, none of which are individually material to our business. We anticipate that,
upon expiration of existing leases, we will be able to renew them or obtain comparable facilities on acceptable terms.
Item 3. Legal Proceedings.
     On July 18, 2007, former and current employees filed lawsuits against the Company in the Court of Common Pleas
in Allegheny County, Pennsylvania and Hamilton County, Ohio, in Superior Court in Durham County, North
Carolina, and in the Circuit Court in Montgomery County, Maryland, and on July 19, 2007 in the Superior Court in
New Jersey, alleging that the Company incorrectly classified its sales and marketing representatives as being exempt
from overtime wages. These lawsuits are similar in nature to another lawsuit filed on October 29, 2004 by another
former employee in the United States District Court for the Western District of New York. The complaints seek
injunctive relief, an award of unpaid wages, including fringe benefits, liquidated damages equal to the overtime wages
allegedly due and not paid, attorney and other fees and interest, and where available, multiple damages. The suits were
filed as purported class actions. However, while a number of individuals have filed consents to join and assert
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federal claims in the New York action, none of the groups of employees that the lawsuits purport to represent have
been certified as a class. The lawsuits filed in Ohio, Pennsylvania, Maryland, New Jersey and North Carolina have
been stayed pending further developments in the New York action.
     The Company believes that its compensation practices in regard to sales and marketing representatives are entirely
lawful and in compliance with two letter rulings from the United States Department of Labor (�DOL�) issued in
January 2007. The two courts to most recently consider similar claims against other homebuilders have acknowledged
the DOL�s position that sales and marketing representatives were properly classified as exempt from overtime wages
and the only court to have directly addressed the exempt status of such employees concluded that the DOL�s position
was valid. Accordingly, the Company has vigorously defended and intends to continue to vigorously defend these
lawsuits. Because the Company is unable to determine the likelihood of an unfavorable outcome of this case, or the
amount of damages, if any, the Company has not recorded any associated liabilities in the accompanying consolidated
balance sheets.
     NVR and its subsidiaries are also involved in various other litigation arising in the ordinary course of business. In
the opinion of management, and based on advice of legal counsel, this litigation is not expected to have a material
adverse effect on the financial position or results of operations of NVR.
Item 4. Submission of Matters to a Vote of Security Holders.
     No matters were submitted to a vote of security holders during the quarter ended December 31, 2009.
Executive Officers of the Registrant

Name Age Positions
Dwight C. Schar 68 Chairman of the Board of NVR
Paul C. Saville 54 President and Chief Executive Officer of NVR
William J. Inman 62 President of NVRM
Dennis M. Seremet 54 Senior Vice President, Chief Financial Officer and Treasurer of NVR
Robert W. Henley 43 Vice President and Controller of NVR
Dwight C. Schar relinquished the title of Executive Officer effective February 4, 2009, but will continue to serve as
Chairman of the Board. Mr. Schar�s revised role continues the leadership transition that separated the roles of
Chairman and CEO to strengthen the operating and governance structure of the Company. Mr. Schar has been
Chairman of the Board since September 30, 1993. Mr. Schar also served as our President and Chief Executive Officer
from September 30, 1993 through June 30, 2005.
Paul C. Saville was named President and Chief Executive Officer of NVR, effective July 1, 2005. Prior to July 1,
2005, Mr. Saville had served as Senior Vice President Finance, Chief Financial Officer and Treasurer of NVR since
September 30, 1993 and Executive Vice President from January 1, 2002 through June 30, 2005.
William J. Inman has been President of NVRM since January 1992. In January 2010, Mr. Inman has announced his
intention to retire after a period of transition to a successor. This transition should be completed in the first quarter of
2010.
Dennis M. Seremet was named Vice President, Chief Financial Officer and Treasurer of NVR, effective July 1, 2005
and Senior Vice President effective December 14, 2007. Prior to July 1, 2005, Mr. Seremet had been Vice President
and Controller of NVR since April 1, 1995.
Robert W. Henley was named Vice President and Controller of NVR effective July 1, 2005. From May 2000 to
June 30, 2005, Mr. Henley was the Assistant Controller.
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PART II
Item 5. Market for Registrant�s Common Equity, Related Stockholder Matters and Issuer Purchases of Equity

Securities.
     Our shares of common stock are listed and principally traded on the New York Stock Exchange. The following
table sets forth the high and low prices per share for our common stock for each fiscal quarter during the years ended
December 31, 2009 and 2008:

HIGH LOW
Prices per Share:

2009
Fourth Quarter $742.00 $607.00
Third Quarter $698.28 $477.41
Second Quarter $533.89 $416.24
First Quarter $500.05 $310.69

2008
Fourth Quarter $600.00 $316.82
Third Quarter $639.80 $452.00
Second Quarter $679.37 $498.00
First Quarter $661.00 $436.20
     As of the close of business on February 24, 2010, there were 383 shareholders of record.
     We have never paid a cash dividend on our shares of common stock. Our bank indebtedness contains certain
restrictive covenants, which limit our ability to pay cash dividends on our common stock. For additional information,
see the discussion of the restrictive covenants in the Liquidity and Capital Resources discussion of Management�s
Discussion and Analysis of Financial Condition and Results of Operations, in Part II, Item 7 of the Form 10-K.
     We had one repurchase authorization outstanding during the quarter ended December 31, 2009. On July 31, 2007
(�July Authorization�), we publicly announced the Board of Directors� approval for us to repurchase up to an aggregate
of $300 million of our common stock in one or more open market and/or privately negotiated transactions. The July
Authorization does not have an expiration date. We did not repurchase any shares of our common stock during the
fourth quarter of 2009. We have $226.3 million available under the July Authorization as of December 31, 2009.

Stock Performance Graph
COMPARISON OF CUMULATIVE TOTAL EQUITYHOLDER RETURN ON EQUITY

     The following chart graphs our performance in the form of cumulative total return to holders of our Common Stock
since December 31, 2004 in comparison to the Dow/Home Construction Index and the Dow Jones Industrial Index for
that same period. The Dow/Home Construction Index is comprised of NVR, Inc., Pulte Homes, Inc., DR Horton, Inc.,
Lennar Corp., Toll Brothers, Inc., MDC Holdings, Inc., KB Home, Ryland Group, Inc., Meritage Homes Corp.,
Standard Pacific Corp., Skyline Corp. and M/I Homes, Inc.
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Assumes that $100 was invested in NVR stock and the indices on December 31, 2004.
Item 6. Selected Financial Data.
(dollars in thousands, except per share amounts)
     The following tables set forth selected consolidated financial data. The selected income statement and balance
sheet data have been derived from our consolidated financial statements for each of the periods presented and is not
necessarily indicative of results of future operations. The selected financial data should be read in conjunction with,
and is qualified in its entirety by, the consolidated financial statements and related notes included elsewhere in this
report.
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Year Ended December 31,
2009 2008 2007 2006 2005

Consolidated Income
Statement Data:
Homebuilding data:
Revenues $2,683,467 $3,638,702 $5,048,187 $6,036,236 $5,177,743
Gross profit 497,734 457,692 821,128 1,334,971 1,439,713

Mortgage Banking data:
Mortgage banking fees 60,381 54,337 81,155 97,888 84,604
Interest income 2,979 3,955 4,900 7,704 5,014
Interest expense 1,184 754 681 2,805 1,759

Consolidated data:
Income from continuing
operations (1) $ 192,180 $ 100,892 $ 333,955 $ 587,412 $ 697,559
Income from continuing
operations per diluted share
(2) $ 31.26 $ 17.04 $ 54.14 $ 88.05 $ 89.61

December 31,
2009 2008 2007 2006 2005

Consolidated Balance
Sheet Data:
Homebuilding inventory $ 418,718 $ 400,570 $ 688,854 $ 733,616 $ 793,975
Contract land deposits, net 49,906 29,073 188,528 402,170 517,241
Total assets 2,395,770 2,103,236 2,194,416 2,473,808 2,237,669
Notes and loans payable 147,880 210,389 286,283 356,632 463,141
Shareholders� equity 1,757,262 1,373,789 1,129,375 1,152,074 677,162
Cash dividends per share � � � � �

(1) Effective
January 1, 2006,
we adopted
Statement of
Financial
Accounting
Standards No.
123(R),
Share-Based
Payment, as
codified in
Accounting
Standards
Codification
�ASC� 718,
Compensation
�Stock
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Compensation,
pursuant to
which we
recognized
$29,944,
$31,560,
$11,669 and
$37,982 of
stock-based
compensation
costs, net of tax,
during 2009,
2008, 2007 and
2006,
respectively.
The 2007
stock-based
compensation
amount is net of
approximately
$19,200 of
stock-based
compensation
expense, net of
tax, that we
reversed based
on our
determination
that the
performance
metric related to
certain
outstanding
stock options
would not be
met. As of
December 31,
2008 the
performance
target was not
met and all
348,490
outstanding
options subject
to the
performance
target expired
unexercisable.
The year ended
December 31,
2005 does not
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include any
stock-based
compensation
expense.

(2) For the years
ended
December 31,
2009, 2008,
2007, 2006 and
2005, income
from continuing
operations per
diluted share
was computed
based on
6,148,769;
5,920,285;
6,167,795;
6,671,571; and
7,784,382
shares,
respectively,
which
represents the
weighted
average number
of shares and
share
equivalents
outstanding for
each year.

Item 7. Management�s Discussion and Analysis of Financial Condition and Results of Operations.
(dollars in thousands, except per share data)
Results of Operations for the Years Ended December 31, 2009, 2008, and 2007
Overview
Business
     Our primary business is the construction and sale of single-family detached homes, townhomes and condominium
buildings. To fully serve customers of our homebuilding operations, we also operate a mortgage banking and title
services business. We primarily conduct our operations in mature markets. Additionally, we generally grow our
business through market share gains in our existing markets and by expanding into markets contiguous to our current
active markets. Our four homebuilding reportable segments consist of the following regions:
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Mid
Atlantic:

Maryland, Virginia, West Virginia and Delaware

North East: New Jersey and eastern Pennsylvania
Mid East: Kentucky, New York, Ohio, Indiana and western Pennsylvania
South East: North Carolina, South Carolina, Tennessee and Florida

     We believe we operate our business with a conservative operating strategy. We do not engage in land development
and primarily construct homes on a pre-sold basis. This strategy allows us to maximize inventory turnover, which
enables us to minimize market risk and to operate with less capital, thereby enhancing rates of return on equity and
total capital. In addition, we focus on obtaining and maintaining a leading market position in each market we serve.
This strategy allows us to gain valuable efficiencies and competitive advantages in our markets, which we believe
contributes to minimizing the adverse effects of regional economic cycles and provides growth opportunities within
these markets.
     Because we do not develop land, our continued success is contingent upon our ability to control an adequate supply
of finished lots on which to build, and on our developers� ability to timely deliver finished lots to meet the sales
demands of our customers. We acquire finished building lots at market prices from various land developers under
purchase agreements. These purchase agreements require deposits, typically ranging up to 10% of the aggregate
purchase price of the finished lots, in the form of cash or letters of credit that may be forfeited if we fail to perform
under the purchase agreement. However, we believe that this lot acquisition strategy avoids the financial requirements
and risks associated with direct land ownership and development. As of December 31, 2009, we controlled
approximately 46,300 lots with deposits in cash and letters of credit totaling approximately $140,700 and $4,900,
respectively. Included in the number of controlled lots are approximately 10,800 lots for which we have recorded a
contract land deposit impairment reserve of approximately $89,500 as of December 31, 2009. See Note 1 in the
accompanying consolidated financial statements included herein for additional information regarding contract land
deposits.
Overview of Current Business Environment
     During 2009, the homebuilding environment began to exhibit some stabilization after several years of declining
sales and selling prices. Despite this stabilization, the homebuilding market remains challenging and many market
uncertainties remain due to the continuing economic recession. Homebuyer confidence continues to be negatively
impacted by concerns regarding job stability driven by historically high unemployment rates. Reduced demand and
high foreclosure rates have contributed to high levels of existing and new homes available for sale. The sales of new
and existing homes also continue to be adversely impacted by a tighter mortgage lending environment that has made it
more difficult for our customers to obtain mortgage financing, as well as making it difficult to sell their current homes.
In addition, tighter lending requirements requiring higher downpayments have negatively impacted affordability.
Despite current market conditions and a decrease in the average number of active communities year over year, new
orders, net of cancellations (�new orders�) for 2009 increased 7% from the prior year. The increase in new orders was in
part attributable to a 47% increase in new orders in the fourth quarter of 2009 compared to the same period in 2008, a
period in which we experienced a significant drop-off in new orders due to a sharp decline in overall economic
conditions. In addition, we believe new orders during the current year were also favorably impacted by the federal tax
credit for first time homebuyers, as we experienced an increase in the percentage of first time homebuyers, year over
year. New orders were also favorably impacted in 2009 by higher absorption rates in each of our market segments and
by a decline in our cancellation rate to 14% from 23% in 2008. New order selling prices continued to be negatively
impacted in most of our markets by the challenging market conditions leading to a 6% decline in the average new
order selling price in 2009 compared to 2008.
     Consolidated revenues for 2009 decreased 26% to $2,743,848 from $3,693,039 in 2008. Net income for 2009 was
$192,180, $31.26 per diluted share, compared to net income of $100,892, $17.04 per diluted share in 2008, a 90%
increase in net income and an 83% increase in diluted earnings per share. Gross profit margins within our
homebuilding business increased to 18.5% in 2009 from 12.6% in 2008, as prior year gross profit margins were
negatively impacted by a $165,000 contract land deposit impairment charge.
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