
TALKING POINTS
CONVERSATIONS AROUND SHARED 
OWNERSHIP, SUPPORTED BY THE EXCHANGE

 “Regeneration areas always pose an exciting opportunity for [Shared Ownership} customers to buy 
into the growth of an area. Areas of regeneration in London are undergoing such significant change 
that property prices are usually expected to increase once all works are complete. So, if you’re 
wanting to buy a home in an up-and-coming area and are willing to wait until the regeneration 
works are complete, you really will reap the rewards.”

Angela Barry, Sales Manager at Sovereign Network Group, discusses regeneration areas in City AM.

 “Pets are a central part of any family, and we feel strongly about not breaking up that family just 
because one of its members has paws. Ensuring our homes are ready for furry friends from day one 
is essential.”

Sabina Cox, Marketing Manager at Platform Home Ownership, explains why all of Platform’s SO 
homes are built and designed with the possibility of pets in mind.

 “There is nothing within either Homes England’s guidance or the model shared ownership lease that 
requires existing shared owners to undergo an affordability assessment for a staircasing transaction 
beyond that which may be undertaken by the lender in approving any mortgage. A shared ownership 
provider has no legal grounds to refuse a staircasing transaction based on affordability, and doing 
so may well contravene the shared owner’s rights under the lease provisions.

“As staircasing is a ‘right’ for shared owners under their lease terms, shared ownership providers must 
facilitate such transactions as expediently as possible without creating obstacles. The requirement 
for an assessment for interim staircasing does not form part of Homes England’s shared ownership 
affordability guidance.”

Homes England, responding to a question from members of The Exchange: Is it a requirement to 
undertake an affordability assessment for an interim staircasing transaction? (Edited for brevity.)

Which means the pool of people who 
technically qualify for SO, and who can 
realistically buy through it, has shrunk.

What the data tells us
So, the Pepper Money whitepaper does a great 
job of showing how these dynamics are playing 
out across the country. According to the paper, 
the current income cap – ahem, unchanged 
since 2016 – has effectively fallen in real terms 
by 35%. At the same time, average SO purchase 
prices have risen by 82% over the past 15 years.

That’s a whopping mismatch.

And when you look at the minimum income 
needed to buy a typical Shared Ownership 
home (between £25,691 and £41,860 depending 
on location and share, according to the folks 
at Pepper Money) it’s easy to see how finely 
balanced everything is.

What raising the cap would actually do
Raising the cap doesn’t mean opening the doors 
to high earners or crowding out lower-income 
households. It’s about keeping pace with 
earnings and reflecting the economic realities 
of working households in 2025.

It would give providers more flexibility.  
It would allow more buyers to access larger 
shares. And it might even bring some stability 
to schemes where sales are sluggish, or 
where down-valuations are creeping in due 
to affordability gaps.

Most importantly, it would keep Shared 
Ownership aligned with the actual people trying 
to use it.

Is it the only solution?
Nope. Lifting the cap is one way to improve 
access, but it’s not the only lever available.
We’ve seen some RPs explore lower rents to 
increase affordability for households at the lower 
end. In some recent schemes, dropping the rent 
from 2.75% to 1.5% made a tangible difference to 
a buyer’s borrowing power.

Of course, lower rents come with long-term 
trade-offs, particularly for providers. But it’s an 
example of how affordability can be tackled 
from multiple angles – not just the headline 
salary cap. As we alllllll know, affordability is 
a complex subject. 

What’s next?
As a sector, we ought to keep talking about this. 
And with a bit more purpose. Because the world 
of 2025 looks very different to the world of 2016. 
And Shared Ownership can’t afford to stay stuck 
in time.

We know the demand is still there. We know the 
scheme works. But if we don’t start reviewing 
the eligibility criteria in line with how people 
actually live, work and spend, we’ll risk making 
it harder to access. And not easier.

So, is the cap going up? Honestly, I don’t know.
But I do know this: when something becomes 
the most-asked question in every meeting, 
maybe it’s time we stopped waiting for an 
answer – and started shaping one.

Kelly McCabe
Owner, TMP The Mortgage People

The income cap question
If there’s one question that comes up in every 
industry meeting I attend, it’s this: 

 “Is the income cap going to go up?”

In fact, it came up again just the other day 
during a discussion organised by The Exchange 
to discuss Pepper Money’s new Shared 
Ownership whitepaper (essential reading, 
by the way. Get it here.) The point is, this talking 
point keeps bubbling to the surface. And it’s 
probably because the gap between policy and 
reality is just a bit too wide for comfort.

A quick recap
If you’re outside London, the income cap for 
Shared Ownership is £80,000. That hasn’t 
changed since 2016. In London, it’s £90,000. 
The original thinking made sense: there 
needed to be limits on a scheme targeted 
at people who needed real help to access 
homeownership; a barrier for those who earned 
‘too much’.  

But when you freeze a cap like that for nine 
years – across a pandemic, a cost-of-living crisis, 
wage inflation, rising interest rates and a total 
shift in what ‘too much’ looks like – it starts to 
fall out of step with reality.

Same people, different numbers
At TMP The Mortgage People, we’ve pointed 
out for years that raising the cap could risk 
edging out lower earners if it wasn’t done 
carefully. That concern hasn’t gone away. 

But here’s the reality: many of the households 
earning £50,000 today were earning £35,000 six 
or seven years ago. Despite all the geopolitical 
nonsense of the past nine years, wages in the 
UK have gone up. But – and this is a BIG BUT 
– those households aren’t suddenly flush with 
cash. They haven’t moved up a bracket. They’ve 
just had steady pay rises. The kind that help you 
cover rising bills, not climb the property ladder.

In other words, we’re not talking about a whole 
new demographic. We’re talking about the 
same people Shared Ownership was always 
intended to support – but the cap hasn’t moved 
to keep pace with them.

When the cap was first set, £80k perhaps 
sounded generous. Now, for a dual-income 
household on £40k each, it’s starting to look 
tight. Especially when you factor in childcare, 
energy bills, food, and the sheer cost of just 
getting through the month. (Spoiler alert: the 
cost of living has gone up.)

Affordability has quietly shifted
This isn’t about pushing the product upmarket. 
It’s about recognising that affordability; real-
world, day-to-day affordability, has changed. 
And even though some affordability criteria 
have eased – particularly following the FCA’s 
decision to remove certain mortgage stress 
testing rules – the impact in Shared Ownership 
has been fairly limited. 

Lenders are starting to stretch a little further, 
but for many households, particularly those 
earning under £30,000, affordability remains 
tight. That’s not down to policy or exclusion, 
it’s the result of how affordability works. Rising 
costs eat into income, and in many cases, those 
margins are now too tight.
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 “Despite the number of buyers coming to market taking a 
slight dip this month, the overall number of transactions 
and appraisals remains buoyant, indicating that 
consumer confidence is not shaken by wider economic 
factors. With interest rates improving slightly, this should 
also be playing a key role in improving home movers’ 
affordability. 

 “With speculation circulating regarding potential changes 
to Stamp Duty in England and Northern Ireland, we 
encourage the UK Government to focus on reviewing 
current rates and bands rather than targeting higher-
value properties, ensuring they align with rising property 
prices. Historically, reducing or removing property taxes 
has led to increased transactions, which in turn stimulate 
spending and drive broader economic growth.”

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

LET’S TALK ABOUT 
WORKING TOGETHER

0800 4880 814
chirpy@tmpmortgages.co.uk

tmpmortgages.co.uk/housing-associations
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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.

TMP 
TEAM  
TALK

Still fast. Still human. Still smashing it.

August is never the easiest month to stay 
on top of things – holidays, heatwaves, and 
the usual last-minute chaos. But thanks to 
a tighter team structure and smarter tech 
behind the scenes, our turnaround times 
have never been better.

We’re talking same-day leads, document 
processing welllllll within the sector’s five-
day standard, and zero let-up in quality. 
That’s not just good – it’s category-leading.

Could we tighten our SLAs even further? 
Technically, yes. But the truth is: not 
everything can be fixed with automation. 
People will still upload the wrong bank 
statement twice. It happens. And that’s why 
our SLAs are built around real customers, not 
just averages.

AI can be trained. Humans? Not so much. 
(And we’re here for both.)

So…

If you’re not working with us and if you’re 
looking for amazing SLAs, a personalised 
service from your own dedicated team, and 
industry-beating reviews from thousands of 
happy customers (just like yours), contact 
Kelly McCabe directly:  
kellym@tmpmortgages.co.uk 

As of June 2025, the average house price in the UK 
is £269,079, and the index stands at 103.1. Property prices 
have risen by 1.4%  compared to the previous month, 
and risen by 3.7% compared to the previous year.
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ENQUIRY LEVELS (AGAINST  
SEASONAL EXPECTATIONS)

BANK OF ENGLAND 
BASE RATE

SUB-25% LENDERS

ACTIVE LENDERS� IN SO 95% LENDERS AVERAGE SHARE
(90 DAYS)

AT A GLANCE: DASHBOARD

LOWEST
FIXED RATES

TOP LENDERS 
THIS MONTH

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 – 4.68%

3 year Newbury – 4.84% 

5 year Furness – 4.65% 

90% LTV

2 year Halifax – 4.25% 

3 year Nationwide – 4.53% 

5 year Nationwide – 4.25% 

85% LTV

2 year Nationwide – 3.99% 

3 year Nationwide – 4.24% 

5 year Barclays – 4.02% LEEDS BUILDING SOCIETY:
29.6% OF MORTGAGES

BARCLAYS:
11.8% OF MORTGAGES

HALIFAX:
11.2% OF MORTGAGES

OTHER BANKS:
47.4% OF MORTGAGES

KELLY’S HOT TAKE

Affordability’s complex, isn’t it? Actually, scratch that: Shared 
Ownership’s complex. And as it’s grown and turned into this 
successful, more mature (but still growing) product, issues 
keep cropping up. Things that we need to tweak as we go. In 
this month’s issue, I wanted to shine a light on the income cap 
question, which has been echoing around our sector for a while 
now. Perhaps, as we all return to work after what’s hopefully been 
a lovely summer for everyone, we can all get our heads around 
it a bit.

Kelly McCabe
TMP The Mortgage People

https://www.pepper.money/wp-content/uploads/Pepper-Money-Shared-Ownership-whitepaper.pdf
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