
So. This week we’ve got the Chancellor’s 
Spending Review, which will “scrutinise every 
single pound the government spends” and 
outline day-to-day departmental budgets over 
the next three years and investment budgets 
over the next four. 

Long story short: it’s going to be a biggie. And 
while we wait to see the detail and if it’s going 
to affect our sector (or rather, how much it’s 
going to affect our sector), the wider property 
market itself is in a state of flux. Perhaps even 
volatile. 

Affordability, affordability, affordability 
At last week’s Affordable Home Ownership 
conference in Birmingham, the word on 
everyone’s lips was affordability – specifically, 
how affordability is affecting shares. Historically, 
when we’ve seen interest rates come down, 
we’ve seen the average share increase. But 
while the former is happening right now we’re 
not seeing the latter. And this is also despite 
the fact that wages are continuing to rise. 

In real terms, people are worse off because 
the cost of living is much higher. Depending 
on which think tank you listen to, the average 
household is out of pocket by £400-£2,300 per 
year. After tax. And let’s not forget that we’ve 
not really seen the impact of the NI increases 
yet – although just this week, it was reported 
that Tesco is considering closing its stores 
earlier to help it cope with the increase in staff 
costs. A worrying move for such a big business. 
The net result of all this is that affordability is 
a major issue and shares are plateauing. 

Innovation matters
Out in the wider market, there’s a similar story. 
Buyers don’t have the financial fluidity that 
they once did and are struggling to save for 
the deposits they need. To keep things moving, 
lenders are innovating by, for example, offering 
100% mortgages (hello old ‘friends’!), or perhaps 
looking to move into new markets. Like Shared 
Ownership. 

THIS MONTH 
UNDER THE MICROSCOPE

Which is all well and good (and sincerely, any 
lender innovation is to be welcomed), but 
sometimes we as an industry just have to listen 
more before we act. I heard a presentation by 
Ann Santry, Chair of the Shared Ownership 
Council, last week, and she was saying that 
we’ve got to stop telling customers what they 
want and listen – really listen – to what they 
need instead. 

Forget ‘2.4 children’
To offer a few examples, at TMP, we know that 
lots of customers have two jobs. Or that they 
might want to buy with three or four other 
people. They might have had a credit blip in 
their lifetime. Or short-term job histories. This 
is what the customer of 2025 looks like. And 
we need to start understanding how they live 
their lives today – because that’s where the real 
lender innovation can be found. 

Improving the customer journey
Talking of the Shared Ownership Council, the 
Shared Ownership Code was launched this 
month (see Talking Points, below). It’s a good 
idea and any set of rules that’s put in place to 
improve customer journeys and outcomes has 
got to be applauded. I have to say that I’m a little 
disappointed that the code didn’t go as far as it 
originally intended to. It was designed to cover 
all of the Shared Ownership stakeholders, but it 
seems to start and finish with the RP process. 
It would be good to expand this to brokers, 
solicitors and all stakeholders. 

Finally, look out for changes from Homes 
England on the resales process. It’s a real  
step-up for the customer journey, which means 
they don’t have to jump through as many hoops. 
Let’s see how it works out in the real world. 

All in all, a busy month! 
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The latest figures from our list of lenders. The lenders with the lowest rates — shouldn’t they 
be the busiest ones? Not in SO, necessarily. Here, rates 
are just one part of the equation.

95% LTV

2 year Leeds – 4.64%

3 year Newbury – 4.89% 

5 year Leeds – 4.8% 
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5 year Leeds – 4.29% 
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OTHER BANKS:
53.3% OF MORTGAGES

KELLY’S HOT TAKE

At a time when there is so much focus on the customer journey, 
it’s good to see meaningful innovation happening across Shared 
Ownership. This month, lenders, Homes England and the Shared 
Ownership Council all demonstrated their intentions to build a 
better sector. The improvements and innovations can’t come 
soon enough – because out there in the market, things are 
getting tricky for customers…

Kelly McCabe
TMP The Mortgage People

TALKING POINTS
CONVERSATIONS AROUND SHARED 
OWNERSHIP, SUPPORTED BY THE EXCHANGE

 “The launch of the Shared Ownership Code is a welcome step in establishing a stronger and fairer 
shared ownership market for both the consumers and housing sector. Adoption of the Code by 
housing providers will help to give shared owners and potential shared owners confidence that 
their home will be well managed and that their ongoing relationship with their shared ownership 
landlords will be transparent, fair and well run.” 

Gavin Smart, Chief Executive of the Chartered Institute of Housing.

 “A lot of hard work has gone into developing the Code, with support from our funders, our Senior 
Advisory Group of Experts, and those involved in the pilot, who demonstrated an unwavering 
commitment to the process and support towards unlocking a stronger and fairer shared ownership 
market… We are urging housing providers up and down the country to register to adopt the Code so 
we can improve and future-proof the product for the good of current and future shared owners.”

Ann Santry, Chair of the Shared Ownership Council, announcing the launch of the 
Shared Ownership Code.

 “Re: Homes England changes. We informed members of the changes planned to the Capital Funding 
Guide as soon as they were announced at AHO this week. We will be running an unpicking session 
on the changes, so keep your eyes peeled for the date! If you have any questions or queries with 
the proposed changes, then, of course please let us know here and we can help ahead of any 
planned meetings.”

Amy Nettleton, Assistant Sales & Marketing Director at Aster Group and Cofounder  
of The Exchange.

SNAPSHOT: WIDER MARKET
 “In the sales market, we saw the uplift in sales attributed 
to the imminent increase in Stamp Duty from the start 
of April. However, the market remains strong despite this, 
with a continuous stream of properties coming through 
the pipeline. 

“Wider economic factors and upcoming interest rate 
decisions will likely play a key role in the trajectory of 
the housing market moving forward. Nevertheless, 
overall pricing, mortgage products, and confidence are 
all trending upward, providing a perfect mix to help get 
people onto or move up the property ladder.”

Nathan Emerson, CEO at Propertymark, commenting  
on the wider housing market in his most recent update 
(pub. May ‘25).

LET’S TALK ABOUT 
WORKING TOGETHER

0800 4880 814
chirpy@tmpmortgages.co.uk

tmpmortgages.co.uk/housing-associations
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YOUR AMAZINGLY HELPFUL 
MORTGAGE PARTNERS

18+ 
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RP 

PARTNERSHIPS

We know the Shared Ownership sector better than any other mortgage broker.

Along with our famously human approach, that wealth of experience is the key 
to TMP’s success. Accurately evaluating your customers, matching them with 

their perfect mortgage and guiding them along the home-buying process from 
initial assessment to point of exchange is all part and parcel of what we do best.

TMP 
TEAM  
TALK

Embracing change 

Resilience has been the watchword this 
month. At a time when SO MUCH is 
changing, when AI is rewriting how we do 
things, when enquiries are flying in, when 
systems and processes are being updated, 
and when the holiday season is about to 
begin, it’s all about, well, keeping calm and 
carrying on. See you next month.  

Broker SO criteria 
searches surge

Knowledge Bank, the UK’s largest database of mortgage 
criteria, saw over 100,000 broker searches conducted 
on its system in April, with notable rises in Shared 
Ownership queries. Knowledge Bank says Shared 
Ownership is now on the verge of breaking into the top 
10 most searched criteria categories. Meanwhile searches 
for expat consumer buy-to-let mortgages have also 
continued on a steady upward trajectory. 

Homeowners selling at 
4.5% below asking price

In the wider market, UK homeowners are agreeing to 
sell for about £16,000 below the average asking price, 
according to Zoopla. And in other news, May 2025 was 
the busiest month for home sales since the pandemic 
boom. Sales climbed by 6% this month compared with 
May last year, and 13% more homes came on to the 
market

NEWS IN BRIEF

A new for-profit housing provider, Citra Pathways 
Limited, owned by Lloyds Bank’s private rental 
business, has completed its registration with the 
Regulator of Social Housing (RSH). The company 
will focus on shared ownership, according to Inside 
Housing. Citra Pathways’ board includes several 
prominent members of the G15. One to watch.

Lloyds Bank offshoot 
enters market

As of March 2025, the average house price in the UK is 
£271,415, and the index stands at 104.0. Property prices 
have risen by 1.1% compared to the previous month, and 
risen by 6.4% compared to the previous year.

DATA DIVE:
HOUSE PRICE 
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https://www.sharedownershipcouncil.org.uk/shared-ownership-code
mailto:hello%40thesoexchange.co.uk?subject=CFG%20changes
https://thesoexchange.co.uk/
https://www.propertymark.co.uk/resource/housing-insight-report-march-2025.html

