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highlights

HOMES SOLD

TURNOVER

AVERAGE SELLING PRICE

OPERATING PROFIT

OPERATING MARGIN

PROFIT BEFORE TAXATION

BASIC EARNINGS PER ORDINARY SHARE

DIVIDEND PER ORDINARY SHARE

LAND BANK - PLOTS WITH PLANNING PERMISSION
SHAREHOLDERS’ FUNDS

NET ASSET VALUE PER ORDINARY SHARE

31 January
2005

2,930
£493.9m
£167.0k
£96.2m
19.5%
£91.7m
56.5p
13.0p
21,200
£725.9m

627p

Half Year Ended

31 January

2004

2,728
£436.5m
£156.9k
£81.0m
18.5%
£77.4m
47.9p
9.3p
19,600
£602.8m

521p

Increase

7.4%

13.2%

6.4%

18.8%

5.4%

18.5%

18.0%

39.8%

8.2%

20.4%

20.3%



Chairman’s Statement for the six months to 3| January 2005

Interim Results

In my first statement as Non-Executive Chairman, | am delighted to
announce yet another record set of results for the six months ended
31 January 2005.

Total legal completions rose by over 7% to 2,930 homes, with an
increase in both private and housing association sales. Of these total
completions, 77% were built on brownfield land. The average sales
price increased by more than 6% to £167,000 and total turnover for the
Group advanced by over £57 million to £493.9 million from £436.5
million. Operating profit grew by more than £15 million to £96.2
million, with the operating margin advancing to 19.5% from 18.5% as
the Group continued to achieve a more balanced trading position
between the first and second halves of our financial year. Net interest
payable of £4.5 million is covered more than 2| times and gearing of
22.6% compares favourably to 31.3% at this time last year. Profit before
tax has increased by 18.5% from £77.4 million to £91.7 million, a new
record for the first six months. Earnings per ordinary share of 56.5p rose
from 47.9p at the same time last year.

Dividend

As part of the Group’s policy to bring the interim dividend in line with
the actual trading performance, Bellway is pleased to announce an
increase of almost 40% in the interim dividend from 9.3p to 13p per
ordinary share. In the absence of unforeseen circumstances, it is the
Board's intention to recommend an increase in the total dividend for the
year of around 25%. Total dividend, therefore, will have almost doubled
in three years.

The dividend will be paid on Friday | July 2005 to ordinary shareholders
on the Company'’s Register of Members at the close of business on
Friday 10 June 2005. The ex-dividend date is Wednesday 8 June 2005.

Trading and Outlook

The calendar year 2004 was one of contrasting halves. In the first half,
the housing market was extremely buoyant, whilst the second half was
tempered by consecutive interest rate rises in May and June which
resulted in customers prolonging their purchase decisions. Against this
backdrop, Bellway continued to sell forward and already has 97% of this
year's target secured. The Group has also been able to maintain a
healthy order book which currently stands at £627 million compared to
£63 1 million at the same time last year. In order to continue this growth
in more difficult markets the Group has been working hard to increase
the number of sales outlets which are now some 0% above the level of
ayear ago. The calling of a General Election to be held on 5 May and
the attention and uncertainties that such an event attracts may further
prolong buying decisions but with our position for this year close to being
secure, we can work towards strengthening the forward order book for
the next financial year.

Howard C Dawe MCIOB

lirman

Of particular note at the divisional level, we are pleased with the
performance of our East Midlands and West Lancashire divisions where
turnover in both cases will have more than doubled in a three year
period. The new South West division, which started trading only last
financial year, has now secured new office premises south of Bristol,
improving the Group’s geographical footprint in the south west.

Our Thames Gateway North division will start contributing in the next
financial year and we intend to open further new divisions as the Group
continues to grow organically. This increased operational network
should help Bellway attain its previously stated target of selling 10,000
homes per annum by 2010.

The more challenging marketplace has led to an increasingly selective
approach to land acquisition, nevertheless the land bank with planning
permission on 31 January 2005 stood at 21,200 plots, compared to
20,700 plots at 31 July 2004. It is augmented by land we owned or
controlled at 31 January 2005 and is held subject to the receipt of
planning permission. These plots have increased to 15,600 from 14,500
at July 2004, giving an overall land bank of 36,800 plots, equivalent to
more than five year’s supply. In addition, we owned or held under
option at 3| January 2005 around 3,000 acres of typically greenfield land,
which we continue to progress through the planning system.

Our growth aspirations are, in part, underpinned by our product profile
which is firmly focused on the lower to middle market as demonstrated
by our average sales price which remains one of the lowest in the
industry. Bellway's growing involvement in the Government's pathfinder
projects in Birmingham, Liverpool and Newcastle will secure a new
source of land which will include a high proportion of housing association
and first time buyer sales helping to underpin the Group's growth plans
and provide a solid foundation for the future.

People

These results, as ever, would not be possible without the efforts of our
employees in tandem with our many suppliers, sub-contractors and
partners. The Board wishes to offer its sincere gratitude to everyone
concerned.

Future Prospects

Our wide geographical spread and management structure allows us to
adapt to local housing needs which should serve us well as the market
returns to a more normal, sustainable level. The Board is confident of
delivering another record set of results for the year ending 31 July 2005,
thereby recording its fourteenth consecutive year of organic growth.

For all these reasons, the Board remains optimistic about the Group’s
future prospects.

H C Dawe
Chairman

18 April 2005
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Group Profit and Loss Account

Half year Half year Year

ended ended ended

31 January 31 January 31 July

2005 2004 2004

£m £m £m

Turnover 493.9 436.5 1,092.6
Operating profit 96.2 81.0 2133
Net interest payable (including associated undertakings) 4.5) (3.6) (7.8)
Profit on ordinary activities before taxation 91.7 774 205.5
Taxation (27.5) (23.2) 61.7)
Profit on ordinary activities after taxation 64.2 54.2 143.8
Dividends on equity and non-equity shares (15.6) (11.4) (29.8)
Retained profit 48.6 42.8 [14.0
Dividend per preference share 4.75p 4.75p 9.5p
Dividend per ordinary share 13.0p 9.3p 25.0p
Earnings per ordinary share - basic 56.5p 47.9p 127.5p
Earnings per ordinary share - diluted 56.0p 47.3p 126.1p

The interim accounts were approved by the Board of Directors on 18 April 2005.

The financial information for the two half year periods is unaudited and does not constitute statutory accounts within the meaning of the Companies Act 1985.
The figures relating to the year ended 31 July 2004 are an extract from statutory accounts within the meaning of section 240 of the Companies Act 1985 which
have been delivered to the Registrar of Companies and on which the auditors gave an unqualified audit report.

The taxation charge is calculated by applying the directors' best estimate of the annual effective tax rate to the profit for the period.

The interim accounts have been prepared on the basis of the accounting policies adopted for the year ended 31 July 2004 in all material respects.
These policies are detailed in the Company's Annual Report and Accounts for that year.



Group Balance Sheet

Fixed assets
Tangible assets

Investments

Current assets

Stocks

Debtors

Cash at bank and in hand

Creditors due within one year
Bank borrowings

Other creditors

Net current assets

Total assets less current liabilities

Creditors due after more than one year
Bank borrowings

Other creditors (including provisions for
liabilities and charges)

NET ASSETS

Capital and reserves
Called up share capital
Reserves and share premium

SHAREHOLDERS' FUNDS

£m

1,105.7
40.8
57.9

1,204.4

(49.0)
(252.8)

(173.0)

(19.9)

At

31 January
2005

£m

16.2
0.0
16.2

902.6
918.8

(192.9)

725.9

34.1
691.8
725.9

£m

1,020.8
36.3
1.9
1,069.0

(40.7)
(255.1)

(160.0)

(26.5)
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At At
31 January 31 July
2004 2004
£m £m £m
16.0 16.6
0.1 0.1
l6.1 16.7

1,025.8

38.2

[11.9

[,175.9

(15.0)

(321.8)

773.2 839.1
789.3 855.8
(160.0)

(20.7)

(186.5) (180.7)
602.8 675.1
34.0 34.0
568.8 641.1
602.8 675.1
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Group Cash Flow Statement

Net cash (outflow) / inflow from
operating activities
Group operating profit

Depreciation charge
Profit on sale of fixed assets

(Increase) / decrease in stocks - Land

- Work in Progress

Increase in debtors

(Decrease) / increase in creditors

Net cash outflow from returns

on investments and servicing of finance

Interest paid
Interest received

Dividends paid - non-equity

Taxation

Net cash outflow from capital expenditure

and financial investment
Purchase of tangible fixed assets

Sale of tangible fixed assets

Equity dividends paid

Net cash outflow before financing
Net cash inflow from financing

Issue of ordinary share capital on
exercise of share options

Purchase of own shares by employee
share option plans

(Decrease) / increase in bank loans
due within one year

Increase in bank loans due after more than one year

(Decrease) / increase in cash in period

Half year ended
31 January
2005
£m £m
96.2
1.6
.1
(15.0)
(64.9)
(2.8)
(58.7)
43.7)
5.6)
1.4
0.9)
(CR))
(35.2)
(1.6)
0.5
1.n
(17.6)
(102.7)
1.8
.1
(13.0)
13.0
1.7
(101.0)

£m

35
0.6

0.9)

2.0)

0.7

0.1

0.0

15.0

30.0

Half year ended
31 January
2004
£m £m
2133
3.6
0.3)
(170.6)
2.8
23)
26.5
(101.3)
(10.5)
I.4
(1.9)
3.8
(25.5)
(5.9)
23
(1.3)
(15.4)
(147.3)
1.8
(1.1
15.0
30.0
45.1
(102.2)

Year ended
31 July
2004

£m

(11.0)
(54.8)

(3.6)

(25.7)

22.1)

45.7

23.6



NORTHERN REGION

East Midlands

Bellway House

Warren Court

Feldspar Close, Enderby
Leicester LEI9 4SB

Tel: (0116) 272 7000
Fax: (0116) 272 7001

Manchester

Bellway House

The Beacons
Warrington Road
Birchwood, Warrington
Cheshire WA3 6GQ

Tel: (01925) 430 100
Fax: (01925) 430 120
DX 701654 Birchwood,
Warrington

North East

Peel House

Main Street, Ponteland
Newcastle upon Tyne NE20 9NN

Tel: (01661) 820 200
Fax: (01661) 821 010
DX 68924 Ponteland 2

Scotland East

Unit 6

Alderstone Business Park
6 McMillan Road
Livingstone

Edingburgh EH54 7DT

Tel: (01506) 407 760
Fax: (01506) 407 761

Scotland West
Bothwell House
Hamilton Business Park
Caird Street

Hamilton ML3 0QA

Tel: (01698) 477 440
Fax: (01698) 477 441
DX HAI3 Hamilton

Bellway p.l.c.

Seaton Burn House, Dudley Lane, Seaton Burn, Newcastle upon Tyne NEI3 6BE
Tel: (0191) 217 0717 . Fax: (0191) 236 6230. DX 711760 Seaton Burn . Web site - www.bellway.co.uk

Bellway Homes Limited

West Lancashire
Bellway House

2 Alderman Road
Liverpool L24 9LR

Tel: (0151) 486 2900
Fax: (0151) 336 9393

West Midlands
Bellway House

Relay Point

Relay Drive, Tamworth
Staffordshire B77 5PA

Tel: (01827) 255 755
Fax: (01827) 255 766
DX 717023 Tamworth

Yorkshire

2 Deighton Clese
Wetherby

West Yorkshire LS22 7GZ

Tel: (01937) 583 533
Fax: (01937) 586 147
DX 16815 Wetherby

SOUTHERN REGION

Essex

Bellway House

| Rainsford Road
Chelmsford
Essex CM| 2PZ

Tel: (01245) 259 989
Fax: (01245) 259 996
DX 121935 Chelmsford 6

Northern Home Counties
Oak House

Dencora Business Park
Breckland

Linford Wood

Milton Keynes MKI4 6EY

Tel: (01908) 328 800
Fax: (01908) 328 801
X 31436 Milton Keynes

North London
Bellway House
Bury Street

Ruislip

Middlesex HA4 7SD

Tel: (01895) 671 100
Fax: (01895) 671 111

South East
Bellway House
London Road
Merstham
Surrey RHI 3YU

Tel: (01737) 644 911
Fax: (01737) 646 319

South West
Griffin House
Windmill Road
Kenn Business Park
Clevedon BS21 6U]

Tel: (01275) 345 000
Fax: (01275) 349 501

Thames Gateway North
Osprey House

Crayfields Business Park
New Mill Road

Orpington

Kent BR5 3Q)|

Tel: (01689) 886 400
Fax: (01689) 886 410

Thames Gateway South
Osprey House

Crayfields Business Park
New Mill Road

Orpington

Kent BR5 3Q)|

Tel: (01689) 886 400
Fax: (01689) 886 410

Wales

Alexander House
Excelsior Road
Western Avenue
Cardiff CF14 3AT

Tel: (029) 205 44700
Fax: (029) 205 44701

Wessex

Bellway House
Embankment Way
Castleman Business Centre
Ringwoed

Hampshire BH24 1EU

Tel: (01425) 477 666
Fax: (01425) 476 774
DX 45710 Ringwood

OTHER

Bellway Financial Services Ltd
Seaton Burn House

Dudley Lane

Seaton Burn

Newcastle upon Tyne NEI3 6BE

Tel: (0191) 217 2111
Fax: (0191) 236 4996
DX 711760 Seaton Burn

Planning & Development
Seaton Burn House

Dudley Lane

Seaton Burn

Newecastle upon Tyne NEI3 6BE

Tel: (0191) 217 0717
Fax: (0191) 236 6230
DX 711760 Seaton Burn
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Seaton Burn House . Dudley Lane . Seaton Burn . Newcastle upon Tyne NEI3 6BE
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