
TALKING POINTS
CONVERSATIONS AROUND SHARED 
OWNERSHIP, SUPPORTED BY THE EXCHANGE

 “Big news this week – NatWest is stepping into the SO market, marking the first time in years a major 
high street lender has joined the space. They’ll offer up to 95% mortgages and have confirmed there 
will be no dual pricing – the same range and rates will apply to both SO and open-market products.”

Breaking news from The Exchange’s Amy Nettleton.

 “We’re not looking to lend to massive earners, we just want those income caps to be challenged. 
Do they need to rise in line with inflation?”

Pepper Money’s Rob Barnard discussing adverse credit at the Mortgage Solutions British New 
Homes Mortgage Senate.

 “The staircasing landscape has changed, this latest fall is in line with higher interest rates impacting 
mortgages and lower HPI rates over the last three years. Looking forward, as mortgage rates 
continue to soften, we are optimistic over future staircasing uptake.”

Alex Cakkos, Head of Affordable Valuation & Advisory Services for CBRE, commenting on research 
that has found that the average rate of staircasing to full ownership has fallen in the last five years.
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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.
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Steady hands, human touch

This month hasn’t been about lead volumes 
or lightning-fast SLAs. It’s been about advice.

In a market driven by uncertainty, we’ve had 
more buyers than ever asking, “Can I make 
this work?” And sometimes, the honest 
answer is, “Yes – but you probably shouldn’t.”

That’s where the TMP team really shines. 
Calm, pragmatic, and always focused on the 
long game. Not just placing cases, but giving 
the kind of advice that helps people make 
better decisions. Even when it means saying 
no. For now. 

That’s what good advice looks like.

So…

If you’re not working with us and you’re 
looking for brokers that get the balance 
right and consider the long-term viability 
of your buyers, we’re ready to help. 
Contact Kelly McCabe directly:
  
kellym@tmpmortgages.co.uk 

Saying no when it matters most 
Perhaps the most notable shift we’re seeing 
right now is in the conversations we’re having 
with customers. Specifically, the ones where we 
could say yes… but don’t.

Technically, we could place these cases. 
The income fits, just about. There’s a lender 
willing to proceed. But we’re finding ourselves 
asking harder questions: Is this mortgage really 
going to be sustainable? Is this the right thing 
to do for this person – not just this month, 
but next year?

And sometimes the answer is no. That’s not 
easy to say. It’s especially tough when Shared 
Ownership could, on paper, save someone 
hundreds every month compared to the 
private rental market. But if we’re serious about 
responsible advice, then sometimes the right 
answer isn’t the one the customer wants 
to hear.

A market under pressure, even when 
it’s functioning 
What’s striking is how much of this pressure is 
emotional as well as financial.

We’ve been here before (take your pick from 
the pandemic, the economic crash or Truss’s, 
er, ‘moment of madness’). But it doesn’t make 
it any easier to sit with. 

This is the moment for connection 
When the future feels unclear, it’s tempting 
to hunker down. But this is exactly when we 
need each other. A bit of human connection, 
collaboration and communication can go a 
looooooong way. 

By all means reach out to your SO peers and 
colleagues, but if I could offer a suggestion 
(actually, this is officially kind of a pitch, but 
bear with me), have you considered joining 
The Exchange? 

Over the past few months, The Exchange has 
become an increasingly valuable space to share, 
reflect, and hear what others are seeing. It’s not 
just a newsletter or a noticeboard. It’s a living 
network of people working through the same 
pressures together, asking the same questions, 
and moving things forward.

It doesn’t always have all the answers. But if you 
haven’t joined up or even dipped in lately, now 
might be a good time.

What happens next
We don’t know what the Autumn Statement will 
bring. That uncertainty is part of the problem. 
But we do know that whatever happens, we’ll 
need to respond – thoughtfully, and as one.

The next few weeks might not be dramatic. 
But they will be defining and they’ll shape how 
Shared Ownership moves into 2026. 
Together, we’ll be ready, either way.

Kelly McCabe
Owner, TMP The Mortgage People

The waiting game 
There’s a particular kind of quiet that falls 
over our sector before a major budget 
announcement. Not a peaceful quiet – more of 
a breath-holding kind of silence. That’s where 
we are right now.

The Autumn Statement is taking FOREVER to 
get here, and it feels like every corner of the 
market is holding its position until someone 
makes the first move. Buyers are hesitating. 
Lenders are cautious. 

Meanwhile, Homes England’s new programme, 
which has distinct differences, feels familiar. 
The detail will come in time, but even with that, 
all eyes are on the budget, still. 

It’s not that Shared Ownership has stopped – far 
from it. But it has changed shape.

Rise of smaller shares 
One of the clearest signs of where we are right 
now is in the share sizes we’re seeing. More 
and more, buyers are taking the minimum. 
Not because they want to, but because they 
often can’t really afford to do anything else.

We’re calling it Shared Ownership shrinkflation.
Same homes, same headline prices, just... less of 
the product. The 10% share, which we thought 
could be a helpful entry point, is quietly 
becoming more of a norm. Quite possibly 
because it’s the only thing that works for 
some people.

Of course, Shared Ownership is still doing 
what it was designed to do: getting people 
into homes. But with margins tight and costs 
rising, it’s not doing it in quite the same way. 
The long-term trajectory – staircasing, financial 
progression, increased stability – feels more 
fragile. That’s not a crisis… but it’s a signal.

Muted, but not still
At TMP, we’re still working through leads. Still 
placing cases. Still supporting buyers. But the 
atmosphere is just that bit more cautious. And 
emotionally – perhaps this isn’t the right word, 
but you know what I mean – the whole market 
feels muted. Customers who might normally be 
a bit more decisive are sitting back. 

Everyone’s asking questions along a similar 
theme: what happens if stamp duty changes? 
What will the funding picture look like? Should 
we wait?

A bit of balance
As ever though, the picture is complex and 
nuanced. So while some people are being more 
cautious, interest in SO is still as buoyant as 
ever, and there always tends to be someone 
else waiting in the wings, ready to go. 

Plus, it’s definitely worth noting that the 
recent talk of reducing the Bank of England’s 
Base Rate has meant that lenders have been 
reacting positively, and we are already seeing 
sub 4% rates appear - that’s a breath of fresh air 
we all need!
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From time to time we like to take the opportunity to introduce 
you to a couple of members of the team. First up, our 
marvellous Mortgage and Protection Consultant, Ian.

Can you give us an overview of your working day?
For me, the day starts with a quick scan of the diary. I like to 
know what’s coming up – whether it’s pre-booked client calls, 
lead follow-ups or the little bits and pieces that inevitably creep 
onto my to-do list. Between conversations with clients, I’m busy 
working through tasks, Sign Offs for submissions to Housing 
Associations, or actioning items that need attention before 
the day’s out.

My aim is always the same: to finish the day with as little 
left hanging over as possible. Of course, life in mortgages 
doesn’t always go to plan, but if something can’t be dealt with 
immediately, I make sure it’s first in line the following morning. 
Alongside all of that, I’ll be carrying out mortgage research for 
the clients I’ve spoken to that day, and keying applications onto 
Midas so that everything is accurate and moving forward.

Which tasks fill most of your day?
Keying cases onto Midas definitely takes up a chunk of time – 
though, happily, I’m getting quicker as I get more familiar with 
the system. Sign Offs are another big one. These aren’t jobs you 
can rush; they involve carefully checking through documents like 
bank statements and credit reports. It can be painstaking, but 
it’s also vital – so I don’t mind giving it the attention it deserves.

What’s your strategy for getting your job done well?
For me, it’s all about focus. I prefer to finish one task properly 
before I move on to the next. Of course, when a call comes in, 
that’s not always possible, but keeping my browser tabs open 
helps me jump straight back into where I left off. I’ve also learnt 
not to delay the more difficult or time consuming jobs. Getting 
them out of the way means I can keep momentum for the rest of 
the day.

And one golden rule: if something can be sorted with a call 
rather than an email, I’ll always pick up the phone. Nine times 
out of ten, it’s quicker – and it keeps things personal too.

A TED TALK WITH… 
IAN PITCHER

And because life’s not all work, work, work, here’s our latest 
sneak peek into the home lives of Team TMP. This time, we 
find out more about our Mortgage & Protection Consultant, 
Mudassar-Ali Shaid.

What’s your hobby – and what do you like about it?
I’m massively into mixed martial arts – both watching and 
training. People often think it’s all brute force, but it’s actually 
incredibly technical. The split-second decisions fighters make 
require huge amounts of discipline and high-level thinking. 
I love training because so many of the principles carry over 
into everyday life – patience, hard work, and a constant drive 
to keep learning.

What’s one surprising thing that your colleagues don’t know 
about you?
I’ve been working with cars in my spare time for almost four 
years now. I started out doing customisations – things like body 
kits, ambient lighting and even starlight headliners – and I’ve 
worked on hundreds of cars all over the country.

These days I’m more focused on car breaking: buying damaged 
cars, stripping them for parts, and selling them on. At the 
moment, I’ve got a 2016 Mercedes C-Class in the garage that I’m 
dismantling piece by piece.

If you had to choose one inspirational quote, what would it be 
(and why)?
“God does not burden a soul beyond that it can bear.” For me, 
it’s a reminder that even when times are tough, everything 
comes from God and there’s always light at the end of the 
tunnel. It helps me stay grateful, even during the 
hard moments.

HOUSE-SHARING WITH MUDASSAR
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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.
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KELLY’S HOT TAKE

It feels like the market’s in a holding pattern. Everyone’s waiting for 
the Autumn Statement – and that pause is being felt everywhere, 
including Shared Ownership.

We’re still seeing demand, but the shape of that demand is 
changing. More buyers are only able to afford the minimum. 
Smaller shares are becoming the norm – not because they want 
less, but because they can’t stretch further. It’s Shared Ownership 
shrinkflation, and it’s as real as a curiously light box of chocolates.

The Budget should bring clarity. In the meantime, we keep moving.

Kelly McCabe
TMP The Mortgage People

As of August 2025, the average house price in the UK is 
£272,995, and the index stands at 104.6. Property prices 
have risen by 0.8% compared to the previous month, 
and risen by 3.0% compared to the previous year.

SNAPSHOT: WIDER MARKET
 “Overall, we are seeing momentum in buyer registrations, 
which is heartening. But the two big caveats are: one, the 
transactional infrastructure needs to be more efficient to 
match that demand; and two, without growth in supply in 
both sales and rental sectors, we may see these positive 
signals muted by affordability and access pressures. 
Policymakers and the overall industry must focus not only 
on stimulating demand but on making sure the system 
can deliver. The next few months will be pivotal.

“We’re seeing a market where interest is there in both 
selling and renting, but the system and the wider 
affordability environment remain under strain. Delays tell 
us the engine of the market isn’t yet running smoothly.”

Nathan Emerson, CEO at Propertymark, commenting on 
the wider housing market in his most recent update (pub. 
November ‘25). Credit and thanks to Propertymark.
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