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On the surface, 2025 looked fairly steady. Demand was still there, lenders were 
lending, and Shared Ownership continued to move (even as the wider market 
largely faltered).

But buyer behaviour has changed. People are buying smaller shares, using 
more of their income to do so, and relying on flexibility – and often family 
support – just to get a foot on the ladder. Because (and this couldn’t be less of 
a spoiler alert): life’s more expensive nowadays.

Some lenders were innovative and began creating products to serve the credit 
blips, the non-linear incomes and the imperfect histories that are starting to 
define today’s SO customers. After all, Shared Ownership was built for people 
who don’t fit the traditional mould. And in 2025, that group has only grown. 

The market is still moving – the challenge is making sure that our thinking 
moves with it.

Kelly McCabe

TMP The Mortgage People
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This is the big one. In many ways, average share 
size is the story of 2025 – even though that story 
began a couple of years ago. 

To understand what’s happening now, you have 
to look back. Average shares haven’t suddenly 
dropped off a cliff; they’ve been nudging down 
for years. (And yes, the graph below shows 
a small uplift in recent months, but as we start 
2026, share is once again falling; it’s also worth 
noting that this slight drop may change as the 
assessments we are counting may not have had 
a full assessment carried out.)

So, at first glance, it’s tempting to pin this 
gradual fall on interest rates. But that only tells 
part of the story. Rates have stabilised, and in 
some cases improved, and higher loan-to-value 
pricing today isn’t wildly different from where it 
was during the ultra-low rate era. In other words, 
this isn’t just a mortgage pricing issue.

What’s really driving smaller shares is pressure 
everywhere else. Wages haven’t kept pace with 
the cost of living.

Day-to-day expenses are higher. Money just 
doesn’t stretch as far as it used to. Even when 
mortgage rates behave, affordability doesn’t 
automatically follow.

The result is that buyers are still coming forward 
– Shared Ownership demand remains strong – 
but they’re doing so with tighter margins. Based 
on what they can afford and nothing more. 

And while we’d all like to see average shares rise 
again, that won’t happen through a single fix. 
It will take broader economic improvement: 
higher wages, more disposable income, and 
greater financial confidence. 

Or as someone once said: It’s the economy, 
stupid.
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A changing mix, not a change in commitment 
Leeds Building Society remained the single 
biggest lender in our world during 2025, 
continuing to play a central role in the sector. 
What has shifted is the mix around them.

Over the past year, Leeds’ share of overall 
completions has softened as a small number 
of other lenders have begun to take up more 
space. Most notably, Pepper Money (they 
have not sponsored this issue, honest) has 
steadily increased its presence – a meaningful 
development for a specialist lender, and one 
that reflects changing borrower profiles as 
much as lender appetite.

What this is really all about is that the market is 
gradually broadening. 

Established lenders like Leeds don’t just bring 
volume; they bring leadership, consistency and 
innovation. Shared Ownership relies on that 
kind of long-term commitment, particularly as 
loan sizes shrink and affordability remains tight.

The presence of strong leaders alongside 
confident challengers is a sign of a sector that’s 
maturing.

Dominant lenders by rate

95% Furness / Halifax / Leeds

90% Halifax

85% Nationwide / Virgin

TWO YEARS

95% Newbury

90% Furness / Virgin

85% Barclays
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There has been some movement in sub-25% 
lending over the past year, but in real terms it 
remains a niche area. Availability has edged up 
slightly, yet demand continues to be limited.
 

Most buyers are still purchasing larger initial 
shares, and sub-25% options tend to apply only 
in specific circumstances. Sub-25% lending 
has a place, but it remains a supporting option 
rather than a central one. 

Active lenders in SO

The headline news in 2025 was NatWest’s entry 
into the sector. A high-street brand stepping 
decisively into Shared Ownership is always 
welcome, and it sends a positive signal about 
confidence in the market. Great. 

But in practical terms, their arrival didn’t 
radically change the landscape. 

What mattered more this year wasn’t the 
number of lenders, but the way some of them 
chose to engage. Pepper Money is the standout 
example. By leaning into the realities of 
Shared Ownership customers – and by actively 

engaging with the sector – they’ve grown their 
presence and earned a fair share of business. 
That growth reflects something broader: a 
sector becoming more comfortable with 
lenders who serve the ‘non-vanilla’.

And that matters, because Shared Ownership 
buyers often aren’t straightforward. They don’t 
fit neatly into old assumptions about income, 
credit history or life stage. Having more lenders 
is helpful, but only if those lenders are willing to 
adapt to the customers in front of them – not 
the other way around.
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So, more 95% lenders in the mix again this 
year. But, to be frank, it’s kind of a non-story. 
Not long ago, higher loan-to-value lending felt 
like something the sector had to push hard 
for. Today, lenders get it. New entrants to the 
sector, including high-street names, are now 
arriving with 95% lending built in from day 

one. That shift speaks volumes about how far 
Shared Ownership has come – and how clearly 
its needs are now understood. Is it time to retire 
the 95% lenders category from our updates? 
Probably. 

95% lenders 29

FIVE YEAR LOWEST FIXED RATES

95% 90% 85%

February 4.99% 4.64% 4.59%

March 4.98% 4.5% 4.43%

April 4.99% 4.48% 4.33%

May 4.89% 4.47% 4.18%

June 4.8% 4.29% 4.24%

July 4.79% 4.4% 4.29%

August 4.59% 4.2% 4.09%

September 4.65% 4.25% 4.02%

October 4.65% 4.26% 4.12%

November 4.65% 4.26% 4.12%

December 4.61% 4.21% 3.99%

95% 90% 85%

February 5.19% 5.19% 4.97%

March 5.18% 4.89% 4.57%

April 5.08% 4.69% 4.42%

May 4.86% 4.6% 4.15%

June 4.64% 4.38% 4.2%

July 4.92% 4.64% 4.35%

August 4.6% 4.16% 3.99%

September 4.68% 4.25% 3.99%

October 4.68% 4.3% 4.05%

November 4.66% 4.19% 3.99%

December 4.61% 4.03% 3.81%

TWO YEAR LOWEST FIXED RATES

LAST YEAR 
UNDER THE MICROSCOPE

LOWEST
FIXED RATES
The figures from our list of lenders.
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When we first created these Market Updates, 
the interest rates were THE story. Now? Not so 
much. So while it’s encouraging to see that rates 
are heading in the right direction, they’re only 
part of the equation. On their own, they’re no 
longer enough to shift affordability in the way 
they once did.

Historically, lower rates would translate into 
buyers being able to purchase larger shares. 
That relationship hasn’t held this time. 

Which means that, even as rates eased, average 
shares continued to fall (see section below).
 
That’s not because lower rates aren’t helping – 
they are. In fact, without the reductions, average 
shares would likely be even smaller than they 
are now. The issue is that rate improvements 
have been offset by rising living costs and 
stretched household budgets. 

In simple terms, what buyers gain on one side is 
being taken away on the other.

At first glance, you might expect debt-to-income 
ratios to have eased over the past year. Interest 
rates have come down, affordability rules have 
changed, and lower minimum shares are now 
widely available. 

But let’s not get too excited. Because in practice, 
that hasn’t happened.

Even though Homes England changed the way 
affordability is assessed in 2024 – and DTI is no 
longer the primary front-end measure – we’ve 
continued to track it in the background so we can 
compare like with like.

What that shows is, despite our expectations, 
average DTI levels have remained broadly 
consistent.

That stability doesn’t mean that nothing has 
changed, however. Quite the opposite. It reflects 
how much pressure is sitting elsewhere. The cost 
of living has risen sharply, wages haven’t kept 
pace, and buyers have less disposable income to 
work with than they did a few years ago. And even 
when mortgage rates fall (hurrah!), that headroom 
is quickly absorbed by everyday costs (oh).

Long story short: customers aren’t stretching 
further; they’re buying less to stand still.

Debt To Income
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Loan To Value

At a headline level, LTV ratios in Shared 
Ownership have remained broadly consistent. 
Based on what we’re seeing, buyers are still 
typically borrowing similar proportions to 
previous years, with no dramatic shift towards 
materially lower LTVs.

What has changed is how people are 
getting there.

As average share sizes have fallen and minimum 
shares have reduced, more buyers are entering 
Shared Ownership without stretching their 
borrowing. In some cases, that’s meant using 
cash – often with help from family – to purchase 
smaller initial shares rather than taking on larger 
mortgages. The ‘Bank of Mum and Dad’ remains 
very much part of the picture.

This has changed the route into Shared 
Ownership for some buyers who may previously 
have struggled to raise the mortgage they 
wanted. Rather than pushing affordability to its 
limits, they’re buying smaller shares outright or 
with minimal borrowing, keeping loan-to-value 
positions relatively steady.

The result is a slightly counterintuitive picture: 
stable LTVs alongside falling average shares. It’s 
another reminder that affordability pressures 
aren’t showing up in just one place. They’re 
reshaping behaviour across the buying journey 
– not by reducing appetite for borrowing, but by 
changing how buyers structure their way into 
ownership. 
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Modal LTV Median LTV Mean LTV

January 95 87.39 79.87

February 95 89.02 80.91

March 95 88.36 80.95

April 95 88.06 80.49

May 95 88.57 81.66

June 95 88.00 80.15

July 95 88.81 79.79

August 95 89.23 82.78

September 95 88.46 79.92

October 95 88.03 79.67

November 95 89.47 81.54

December 95 88.71 79.10

LOAN TO VALUE

LOAN TO VALUE

Modal Median Mean

Enquiry levels

Quiet out there. Busy here.
Towards the end of 2025, enquiry levels at TMP 
were flatter than the year before. But that 
comparison on its own is misleading.

The end of 2024 was artificially busy. Homes 
England’s affordability changes meant brokers 
suddenly began receiving enquiries that had 
always existed but hadn’t previously been 
visible. And as those changes settled during 
2025, enquiry levels naturally returned to a 
more realistic baseline.

Plus, while overall volumes were lower in 2025, 
the enquiries coming through were more 
meaningful – customers who could genuinely 
proceed, rather than noise that needed filtering 
out later.

And let’s not forget the elephant in the room: 
the wider mortgage market was quiet.
 

Open-market brokers spent much of the latter 
part of the year focusing on remortgages, not 
purchases. People weren’t moving, and new 
buying activity slowed significantly.

Shared Ownership told a different story. 
We remained busy throughout the year. 
Not at the record-breaking levels of 2024, but 
consistently active, with no sense of demand 
drying up. 

That contrast is important. Shared Ownership 
doesn’t avoid market pressures, but it responds 
to them differently. When the wider market 
slows, Shared Ownership tends to keep moving 
– with the impact showing up elsewhere, 
particularly in affordability and share sizes.

Seen in that light, 2025 wasn’t a year of 
falling demand. It was a year where Shared 
Ownership showed its resilience against a 
subdued wider market.

ENQUIRY LEVELS
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The Bank of England base rate continued its slow 
descent, and future cuts are far from guaranteed. 
Decisions are no longer clear-cut, and economic 
uncertainty – both at home and globally – makes 
predicting the next move increasingly difficult.

More importantly, base rate changes don’t carry 
the same weight they once did.

While still relevant, their impact is now often 
overshadowed by wider economic pressures, 
from the cost of living to global instability.

And, without wishing to be flippant, the world’s 
gone mad in recent years and ANYTHING could 
happen next.

Bank of England base rate
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Last year, we said 2025 would be the year we really 
leaned into technology. And we did. We invested 
heavily – not to cut corners or speed things up for the 
sake of it, but to improve accuracy, consistency and 
outcomes for our customers and partners.

Meanwhile, we were sharpening our focus on the 
human side of what we do.

With stronger systems in place, we’ve been able 
to spend more time listening, communicating and 
refining how we show up for customers and RPs. 
We’re paying closer attention to tone of voice, to 
clarity, and to making sure people feel properly 
supported in what is rarely a straightforward journey.

So while tech remains part of the picture, it’s no 
longer the headline. Service is. What people can 
expect from TMP is more of what we’re known 
for – but with an even more personal edge, and a 
continued commitment to evolving alongside the 
customers and partners we serve.

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

20+ 
YEARS IN THE 

BUSINESS

70+ 
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.

House price index

While the official government review of the 
year’s HPI figures won’t be published until 
February, our (essentially flatlining) graph here 
tells us the story of 2025. Modest growth. 
Slow growth. A subdued market. 

Commenting on the figures, Robert Gardner, 
Nationwide’s Chief Economist, said: “UK house 
prices ended 2025 on a softer note, with annual 
price growth slowing to the slowest pace since 
April 2024.

“Despite the softer end to the year, the word 
that best describes the housing market in 
2025 overall is ‘resilient’. Even though 
consumer sentiment was relatively subdued, 
with households reluctant to spend and 
mortgage rates around three times their post 
pandemic lows, mortgage approvals remained 
near pre-Covid levels.”

HOUSE PRICE INDEX

£260,000

£270,000

£280,000

£290,000

Ju
l 20

25

A
u

g
 20

25

Sep
 20

25

Jan
 20

25

Feb
 20

25

M
ar 20

25

A
p

r 20
25

M
ay 20

25

Ju
n

 20
25

Lowest fixed rates: dominant lenders over the year

LEEDS BUILDING SOCIETY:
25.9% OF MORTGAGES

BARCLAYS:
10.7% OF MORTGAGES

HALIFAX:
10.7% OF MORTGAGES

NATIONWIDE:
7.7% OF MORTGAGES

PEPPER MONEY:
6.7% OF MORTGAGES

WESTBROM:
6.4% OF MORTGAGES

VIRGIN:
3.9% OF MORTGAGES

TSB:
4.3% OF MORTGAGES

SKIPTON:
8.7% OF MORTGAGES

OTHER:
16% OF MORTGAGES

SANTANDER:
4.0% OF MORTGAGES

Ratio of lenders

Actual Trend

http://tmpmortgages.co.uk/housing-associations

