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e We think these measures will materially weaken the group's debt metrics. Secondary Contact
e We think strain on financial metrics indicates a higher risk tolerance as PCH seeks to execute Tim Chow, CFA
investments in its existing homes and expand its portfolio. London
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o We therefore lowered our long-term issuer credit rating on PCH to 'A' from 'A+'. The outlook is tim.chow
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On Sept. 2, 2026, S&P Global Ratings lowered its long-term issuer credit rating on U.K. social
@spglobal.com

housing provider Plymouth Community Homes Ltd. (PCH) to 'A' from 'A+'. The outlook is stable.

Outlook

The stable outlook reflects our view that PCH will step up investments in existing homes in a
controlled manner and use grants for new builds, which together with additional rental income
will support the stabilization of credit metrics, albeit at weaker levels than historical levels.

Downside scenario

We could lower the rating over the next two years if costs on existing or new homes are greater
than anticipated, reflecting, for example, increasing cost pressures, less strict controls, or higher
risk appetite. We think this could weaken the group's interest coverage closer to 1.0x

Upside scenario
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U.K. Social Housing Provider Plymouth Community Homes Ltd. Downgraded To 'A'; Outlook Stable

We could raise the rating if PCH's strategy proved to be more prudent, resulting in financial
metrics that were materially and sustainably above our base-case expectations. This could occur
if management successfully executes required investment in existing homes while also
controlling costs and securing additional grants, or if debt-funded portfolio expansion is lower
than anticipated.

Rationale

The downgrade reflects our expectation that PCH will significantly increase investments in
existing homes and capital expenditure for new development compared with our previous
expectations, weakening its financial metrics. We had anticipated a contraction in financial
metrics over the fiscal year ended March 31, 2026 (fiscal 2026), but we now project further
deterioration due to higher costs than expected. We understand that the cost of bringing the
entire portfolio to energy performance certificate (EPC) level C or above is greater and there is
less flexibility to defer investments overall.

In our view, PCH has increased its growth aspirations. PCH is in advanced discussions to acquire
approximately 1,400 homes and other properties within Plymouth from another provider,
representing just under 10% of its existing stock. This acquisition is driving a weakening in our
base-case expectations for fiscal year 2027, and together with the ramping up of investments in
existing homes and capital expenditure for new development, results in further weakening in the
remainder of our forecast through fiscal 2029. We acknowledge PCH will receive grants through
the Social and Affordable Homes Programme (SAHP) 2026 to 2036, which will help contain debt
buildup associated with the higher costs of new developments. However, we think management's
decision to pursue greater development amid elevated investments in existing homes reflects a
higher risk appetite. We think PCH is tolerating weaker financial metrics to invest in its existing
portfolio and achieve development objectives. We expect PCH will address additional spending in
a way that does not further pressure financial metrics beyond our base case. Therefore, the
outlook is stable.

Enterprise profile: Underpinned by predictable earnings with limited
exposure to sales risk and strong demand for services as management
invests more in existing and new homes.

PCH benefits from generating most of its earnings in the predictable and countercyclical English
social-housing sector. We think that PCH will continue to focus on low-risk social housing
activities, with sales activity limited to the sale of first tranche shared ownership, which accounts
for less than 10% of the group's adjusted operating revenue.

We see strong demand for its properties, evidenced by its solid operational metrics. The group's
average social- and affordable-to-market rent ratio is about 50%, while the vacancy rate on
homes was 0.5% on average over the past three years, which is significantly lower than the sector
average. As of March 31, 2026, PCH owned and managed just over 16,500 homes (including more
than 1,700 leaseholders) concentrated in and around Plymouth in Southwest England. We think
that PCH retains a solid presence in its area of operations, owning more than 60% of social rental
units in Plymouth. We think the group will be further entrenched in its area of operations
following the intended acquisition of approximately 1,400 units in fiscal 2027 and we do not
anticipate a material shift in market positioning over our forecast period.

We think PCH is pursuing a more ambitious strategy with significant investments in existing and
new homes in a challenging macroeconomic environment that will drive weaker credit metrics.
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Historically, PCH underexecuted some investments in existing homes and is now catching up. We
also understand the group has more certainty regarding the required maintenance and energy
efficiency in the housing stock, which reduces their flexibility to defer costs. We think
management is targeting efficiencies within the business and implementing a step up of costs in
a controlled way, but in our view, PCH is tolerating weaker credit metrics than historical levels to
make investments and expand its portfolio.

We assess the regulatory framework under which registered providers of social housing in
England operate as strong (see "Regulatory Framework Assessment: Strong For Social Housing
Providers In The U.K.," April 17, 2025.)

Financial profile: Higher costs will erode historically exceptionally
strong debt metrics

We project increased investments in existing homes will keep S&P Global Ratings-adjusted
EBITDA margins to a modest 15%. We think it will take time for PCH's asset management team to
execute elevated spending and therefore, we expect investments to increase over our forecast
period. We project rent increases and uplift from new units will still allow for margins to gradually
improve, though they will be below our previous forecasts.

We think that weak financial performance, combined with increased debt to fund development,
will push debt to nonsales-adjusted EBITDA closer to 20.0x and adjusted interest coverage below
1.3x. The stock acquisition, expected to close in fiscal 2027, will accelerate growth and debt
buildup above previous expectations. Beyond inorganic expansion, capital expenditure to deliver
the same development ambitions will be greater due to higher build costs. We project there will
be a ramp-up over the forecast period and with higher funding needs, we expect higher debt.
However, development will also be supported by SAHP grants of £250 million over the next 10
years. We think securing additional grants will help to buffer higher capital expenditure, though
not enough to completely offset weakening debt metrics.

PCH's liquidity position remains a credit strength. We expect liquidity sources to cover uses by
about 2.5x over the next 12 months. This is based on our forecast of about £338 million in liquidity
sources comprising cash, undrawn and available revolving credit facilities, grant receipts, asset
sales, and cash from operations (adding back the noncash cost of sales) and liquidity uses of
about £135 million (mainly capital expenditure, interest, and principal payments). We expect the
ratio will benefit from additional financing from existing lenders soon to be secured. We also
assume PCH will continue to have satisfactory access to debt capital markets.

Government-related entity analysis.

We think there is a moderately high likelihood that PCH would receive timely extraordinary
government-related support in case of financial distress. This provides a one-notch uplift to the
'a-' stand-alone credit profile, leading to a long-term issuer credit rating of 'A". Since one of the
Regulator of Social Housing's (RSH's) key goals is to maintain lender confidence and low funding
costs across the sector, we view it as likely that the RSH would step in to try and prevent a
default in the sector. We base this view on the RSH's track record of mediating mergers and
arranging liquidity support from other registered providers in cases of financial distress and think
that this would also apply to PCH.

Key Statistics
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Plymouth Community Homes Ltd.--Key Statistics

--Year end March 31--
Mil. £ 2025a 2026a 2027bc 2028bc 2029bc
Number of units owned or managed 16,464 16,582 18,165 18,418 18,682
Adjusted operating revenue 91.6 90.6 100.6 109.5 Mn2.7
Adjusted EBITDA 18.8 12.7 14.3 16.0 17.3
Non-sales adjusted EBITDA 17.8 1.5 13.1 14.6 16.2
Capital expense 33.5 41.5 152.2 65.8 88.5
Debt 144.3  159.5 253.0 291.5 320.0
Interest expense 5.9 6.3 8.7 M4 13.0
Adjusted EBITDA/Adjusted operating revenue (%) 20.6 14.0 14.2 14.6 15.4
Debt/Non-sales adjusted EBITDA (x) 8.1 13.8 19.3 19.9 19.8
Non-sales adjusted EBITDA/interest coverage(x) 3.0 1.8 1.5 1.3 1.2

a--Actual. bc--Base case reflects S&P Global Ratings' expectations of the most likely scenario.

Rating Component Scores

Plymouth Community Homes Ltd.--Ratings Score Snapshot

Assessment

Score

Enterprise risk profile

Industry risk

Regulatory framework

Market dependencies

Management and governance

Financial risk profile

Financial performance

Debt profile

NlO W W IN]W|IN|W

Liquidity

Stand-alone credit profile

Issuer credit rating

S&P Global Ratings bases its ratings on non-profit social housing providers on the seven
main rating factors listed in the table above. S&P Global Ratings' "Methodology For Rating
Public And Nonprofit Social Housing Providers," published on June 1, 2021, summarizes how
the seven factors are combined to derive each social housing provider's stand-alone credit

profile and issuer credit rating.

Related Criteria

e General Criteria: Environmental, Social, And Governance Principles In Credit Ratings, Oct. 10,

2021

e (Criteria | Governments | General: Methodology For Rating Public And Nonprofit Social Housing

Providers, June 1, 2021

e General Criteria: Rating Government-Related Entities: Methodology And Assumptions, March

25,2015

www.standardandpoors.com

© S&P Global Ratings. All rights reserved. No reprint or dissemination without S&P Global Ratings' permission. See Terms of

Use/Disclaimer on the last page.

September 2,2026 4
3621327


https://www.capitaliq.spglobal.com/web/client?auth=inherit#ratingsdirect/creditresearch?ArtObjectId=12085396&ArtRevId=5&sid=#&sind=A&
https://www.capitaliq.spglobal.com/web/client?auth=inherit#ratingsdirect/creditresearch?ArtObjectId=11944395&ArtRevId=3&sid=#&sind=A&
https://www.capitaliq.spglobal.com/web/client?auth=inherit#ratingsdirect/creditresearch?ArtObjectId=11944395&ArtRevId=3&sid=#&sind=A&
https://www.capitaliq.spglobal.com/web/client?auth=inherit#ratingsdirect/creditresearch?ArtObjectId=9032821&ArtRevId=22&sid=#&sind=A&

U.K. Social Housing Provider Plymouth Community Homes Ltd. Downgraded To 'A'; Outlook Stable

e General Criteria: Methodology: Industry Risk, Nov. 19, 2013

e General Criteria: Principles Of Credit Ratings, Feb. 16, 2011

Related Research

e U.K. Social Housing Brief: The Middle East War Weighs Only Modestly On Financial Recovery,
April 2,2026

e Non-U.S. Social Housing Providers Ratings Risk Indicators: Ratings Hold Steady Despite
Negative Bias, April 27, 2026

e Non-U.S. Social Housing Providers Ratings History: March 2026, April 27, 2026

e United Kingdom 'AA/A-1+"' Ratings Affirmed: Outlook Stable, April 10, 2026

e Economic Outlook Europe Q3 2026: Energy Shock Rekindles Stagflation Risks, June 24, 2026

e Regulatory Framework And Systemic Support Assessments For Nonprofit Social Housing
Providers, Sept. 10, 2025

e FEuropean Housing Markets: Structural Pressures Persist, Forecasts Barely Shift, Feb. 3, 2026

e U.K. Social Housing Providers: Extra Development Grants Won't Improve Financial Headroom,
June 26, 2025

e Regulatory Framework Assessment: Strong For Social Housing Providers In The U.K., April 17,
2025

e Non-U.S. Social Housing Sector Outlook 2026: Headwinds Ease, Feb. 2, 2026

e U.K. Autumn Budget Isn't Too Bad For Public Finance Sector, Dec. 1, 2025

e Cyber Risk Brief: U.K. Public Sector Is Increasingly Under Threat, Oct. 24, 2024

Ratings List

Ratings List
Downgraded
To From
Plymouth Community Homes Ltd.
Issuer Credit Rating A/Stable/-- A+/Stable/--

Certain terms used in this report, particularly certain adjectives used to express our view on rating relevant factors, have specific meanings ascribed to them in

our criteria, and should therefore be read in conjunction with such criteria. Please see Ratings Criteria at

https://disclosure.spglobal.com/ratings/en/regulatory/ratings-criteria for further information. A description of each of S&P Global Ratings' rating categories is
contained in "S&P Global Ratings Definitions" at https://disclosure.spglobal.com/ratings/en/regulatory/article/-/view/sourceld/504352. Complete ratings
information is available to RatingsDirect subscribers at www.capitalig.com. All ratings referenced herein can be found on S&P Global Ratings' public website at

www.spglobal.com/ratings.
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