THE 2026
REMORTGAGING GUIDE

HOW TO NAVIGATE YOUR NEXT
MORTGAGE DEAL



INTRODUCTION

Remortgaging can be a powerful strategy in 2026 for saving
money, unlocking equity, or restructuring debt, but it has become
more complex than in years past. Interest rates have shifted,
lenders’ criteria have tightened, and borrower situations vary
widely from high-net-worth individuals and landlords to UK
expatriates and everyday homeowners.

This guide will walk through everything you need to know about
remortgaging in 2026, with an expert perspective from Willow Private
Finance. We’'ll cover the current economic and rate environment,
explain how remortgaging works step-by-step, outline key lender
criteria and common challenges, and provide timing strategies to
secure the best deal.

By the end, you’ll understand how to approach your remortgage
strategically, and how Willow Private Finance can support you in the
process.



The 2026 Remortgage
Landscape:

Rates and Lending Environment

Rates Easing But Rules Tightening

After several turbulent years of interest rate hikes to combat inflation, mortgage rates in
2026 have stabilised and even begun to edge down from their peak levels. Many
homeowners coming off older fixed rates are hopeful about securing lower-rate deals.

However, lower headline rates don’t automatically make remortgaging easier.

In fact, many borrowers are surprised to find that switching lenders is not as
straightforward as before. Lenders have fundamentally changed how they assess
applications since 2024’s volatility. Every remortgage is treated like a brand-new loan with
full underwriting, rather than a simple renewal of an existing deal.

Insight

Even if you've never missed a payment and your finances have improved, a new lender in
2026 will reassess your affordability under today’s stricter rules, not the looser criteria
from years past.

The result?

Some borrowers who easily qualified for their last mortgage now struggle to pass
affordability tests for an equivalent or cheaper loan. This disconnect has led to a growing
class of “mortgage prisoners”, perfectly reliable borrowers effectively trapped with their
current lender because they can’t meet other lenders’ new standards

Why Lenders Are Cautious

The lending industry has shifted to a forward-looking risk model. Instead of relying on
your excellent repayment history alone, banks focus on whether you could handle your
mortgage if conditions worsen in the future. Rigorous stress-testing is the norm, lenders
often assess if you can afford payments at 3-4% above the actual rate you’d be paying, to
ensure you’d manage if rates rise again. They also assume higher living expenses across
the board (reflecting inflation in energy, food, etc.), which can shrink the amount you’'re
allowed to borrow. In short, affordability rules are the #1 barrier in 2026, not credit issues.

You might have a flawless credit record and steady income, yet fail a lender’s affordability
check due to stricter stress assumptions.



Evolving Lender Policies:

Beyond affordability, banks have introduced other
constraints:

In 2026, many borrowers face obstacles when remortgaging.
Here are three common challenges and why they happen:

i

 Existing bank says no better product available.

* Due to internal limits, they may not reprice e .
BANK 'G

certain segments like Buy-to-Let, older

—y

borrowers, or in certain regions. NO cHANGE ~§‘

Result: Stuck at a higher rate with current lender .- ji - . l
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New vs. Existing Customer Gap

» New lenders must apply strict,
updated rules to treat you as a
brand-new applicant

Poet 2024 Risk Mindset

¢ Lenders now prioritise current risk over past repa}rment hlstor}'

& * Focus on affordability, total debt load,
how you use credit, and property risk, fllis.

* Even unchanged income/loan amouﬂts 3:6
may fail if your profile doesnt fit. U
today’s criteria




Bottom lLine

The 2026 landscape is one of cautious optimism, interest rates are
improving, but lender scrutiny is at an all-time high. As one Willow
Private Finance article put it, many borrowers have “assumed they will
be able to switch lenders easily and secure a better deal” now that rates
are lower, only to find the experience “deeply frustrating”.

Understanding this environment is the first step to remortgaging
successfully. In the next sections, we’ll explain how the remortgage
process works now and how to meet these new challenges head-on.



Remortgaging Basics: How the
Process Works

Remortgaging means replacing your current mortgage with a new one,
usually on the same property. The new loan either comes from a
different lender or from your existing lender (if they offer you a new
deal).

In either case, the funds from the new mortgage pay off the old
mortgage, and you continue with the new lender or new rate moving
forward. It’s essentially like applying for a mortgage all over again on a
property you already own. There are 2 paths:

Full Remortgage to Product Transfer with
a New Lender: Your Current Lender:

« Shop around for a new bank/ Stay with the same lender but
building society offering a switch to a new rate or product
better rate or terms they offer (no property change)

« New lender conducts full v Product transfers typically quicker
underwriting (income, credit, and may not require a full
valuation) as if you were a fresh affordability check in some cases

borrower Not all lenders offer competitive

« Upon completion, the new lender transfers, and some still do partial
pays off your old loan and takes checks (e.g, updating income docs)
over the charge on your property

. Convenient, but isn’t necessarily
the most cost-effective option
if better deals exist elsewhere.




No matter which route, the core stages of
remortgaging are similar.

Here’s a step-by-step look at how a remortgage typically progresses:

= Review balance, interest rate, payment type & ERCs
= Know your rate end date & define your remortgage goals

» Check income, expenses, & credit report
» Gather pay slips, bank statements, and tax returns

e

» Explore new mortgage deals and retention offers
» Consider rates, fees, and product types

4. Get an Agreement in Principle

» Obtain a conditional pre-approval from a lender
» Know your borrowing limit

5. Submit Full Application

« Provide documents: ID, income proof, bank statements

« Broker submits to lender
i

* Receive formal mortgage offer from the lender

« Review terms and conditions
St et TERSRh Sty

» Receive formal mortgage offer from the lender
» Review terms and conditions

A A\ & Completion Gwitching D)
: » Solicitor finalizes the remortgage
N

>, » New loan pays off old mortgage




What Lenders Look At:
Key Criteria in 2026

Successfully remortgaging in 2026 requires understanding the criteria lenders use to
judge your application. In this section, we break down the major factors and how they’ve
changed in today’s market. Essentially, lenders are trying to answer one big question: “If
we lend you this money now, what’s the chance you might not repay it in the future?” To

answer that, they examine several aspects of your profile:

Income & Affordability

» Assess what portion of income goes to debts.

e Stress test ability to afford if rates rise or
costs increase; often assume rates 3-6%

¢ Higher assumed living expenses (e.g., food,
utilities) compared to your reported costs, *

 Stable, permanent job preferred over short-term
or new roles

e Employment gaps, recent switches, or self- unplmed
status trigger deeper scrutiny

o Typma]l} need 6-12 months' track record in the same |nb

e 2026 conservative valuations may
be lower than online estimates.
e LTV affects available lenders and rates *
(usually want 80% or lower)
¢ Plan B for unexpected lower valuation to kcep LTV in line

e Best rates for 60% LTV or less, lower caps for interest-only

» Standard houses/flats easiest to secure, unusual
properties face more scrutiny :

e Surveyors/Lenders cautious about short leaseholds,
ex-local authority, high-rises, new builds

 Condition issues may rtquwe fixing or be a deal- hrcaker

wy Age & Mortgage Term

® Age may limit mortgage term; lenders often prefer
loans ending by retirement age (-70-75) =




Key Remortgage Eligibility Factors in
2026

e Lower LTV = better. Best rates at <60% LTV;
most lenders cap standard deals <85%.
Interest-only often capped 50-75% LTV.

» If valuation comes low, higher LTV can raise
Loan-to-Value your rate or require a smaller loan.

Tip: Dacument variable income thoroughly (bonuses, commissions) as lenders
favour stability.

* Must pass at stress rates well above actual rate.
» Lenders assume high expenses and future rate hue

» Even if new deal lowers your payment, you must
afford a hypothetical higher payment.

¢ Many 2018-2020 borrowers now fail 2026’s stricter '
affordability despite no missed payments.

« Stable GBP salary preferred.

¢ Variable income (bonuses, commission) is
discounted or averaged over years.

« Self-employed need 2+ years of accounts;
lenders use the lower or avg of recent years:

 Foreign currency income often haircut by 25%+ due to exchange risk

 Clean history expected.

» Any recent credit blip (late payment, etc.)
can derail mainstream options.

* Recent new debits or high credit card use maylil =
flag you as a risk. Debt payments are arell included _
in affordability — even a 0% credit card or ‘buy now pay later' counts.
» Reducing balances improves your profile.

» Mortgages typically must end by age 70-75. Older applicants get shorter terms,
which means higher monthly payments in the lenders calculation.
| * Later-life borrowers need evident retirement income (pension statements, etc.).

» Some lenders offer RIO (retirement interest-only) or lifetime mortgages as
alternatives for older ages.

« [f you've done product transfers repeatedly with one lender, be mindful; you
may be above their exposure limit or on terms others won't match. For
example, some lenders won't cortlinue an interest-only or high LTV deal if
you leave and try to come back. -

o Know that switching lenders might also mean changing certain features
(offect accounts, reetave facilities, etc.) if your current lender had unique ofterings.

T ——7ex




Challenges and Pitfalls

Even well-prepared borrowers can hit snags in the remortgage process.
Here we highlight the major challenges people encounter in 2026 and how
to navigate them. Being aware of these pitfalls can save you time, money,

and stress.

despite managing current payments.

« Solution: Shop around more lenders/bespoke |
banks. Consider reducing loan amount. 8

* Own bank stops offering new deals at renewal, leaving
you stuck on higher SVR. ;

Waiting until after rate expiry leads to hlgher SVR pa}menis
._and worsens attractiveness to new lenders. 3

¥ Solution: Shrt Hearchmg at least 3-6 months prmr to your dea] endmg

¢ Remortgaging before your fixed term ends can mean hefty fees
and erase any potential savings. ;
= Solution: Time your switch to coincide with the end of any ERC =
period if possible.

urprises

. Sunfe}fq can value your home lower than online estimates,
affecting what you can borrow.

Solution: Appeal the valuation or try a different lender. »

¢ New job or variable income may tngger deeper scrutiny
or mean waiting longer to remortgage.

= Solution: Time your remortgage during a period of stable . A -

income. Look to spemahst lenders 1f needed _

[\7 ? e Tal\mg 011 New Debt Before Rergo}igaglng _ :

% === '| e New loans, high credit card use, etc., can slash remortgage aftordabllity even
: ﬂ % rfyour income is the same. (S ‘P:l S,
o % Solutlon Avoid new debis for at least 6-12 months prior pirto to applying




Timing Your Remortgage:
When and How to Act

Choosing when to remortgage, and initiating the process at the right time, can make a
significant difference in cost and stress. Optimal timing ensures you don’t pay more
interest than necessary and that you have ample opportunity to fix any issues that could
block your application. Below, we outline timing strategies for 2026, including how far
in advance to start, and what to do if you plan to move soon or anticipate rate changes.

Start Early, But Not Too Early

A general rule of thumb is to start looking into your remortgage about 6 months before
your current rate ends, and to formally start the switch process 3 months before expiry.
In 2026, this buffer is more important than ever. Willow Private Finance observes that
“strategic planning, often six to twelve months ahead of maturit, is increasingly
necessary’.

Why so early? A few reasons:

If there are any affordability concerns or credit fixes needed, you have time to address
them. For example, 6 months out you might realize your spending is a bit high; you can
trim it and show lower outgoings by the time you apply. Or you spot an error on your
credit file and have time to correct it.

Many lenders’ mortgage offers are valid for 3 to 6 months. This means you can lock in a
rate well in advance. If you suspect rates might rise, you could secure a deal early. If
rates fall further, some lenders even let you switch to a better rate before completion, or
you could ditch the offer for a cheaper deal (worst case losing maybe a valuation fee).
Having an offer in hand is a good insurance policy.

Avoiding the SVR gap:

As discussed, dropping onto the SVR (Standard Variable Rate) after your deal ends will
likely cost more. By starting 3 months early, you can aim to complete the remortgage
exactly as your fixed rate expires. If your deal ends end-of-December, for instance, start
applications by September/October.

That said, don’t apply absurdly early either. If you apply more than 6 months ahead, the
offer might expire before you can use it (unless it’s a special long-validity offer). Also,
lenders want relatively current documents, applying 12 months ahead with old payslips
doesn’t make sense. Use the long horizon for planning and tidying up finances, then kick
off actual submissions around the 3-4 month mark (for most cases).

Timing Tip:

Mark on your calendar when your current introductory rate lapses (the date your fixed
or tracker ends). Also mark any ERC end date if it’s different. Plan backward from those
dates. If ERCs stop in, say, May 2026, you might aim to complete a remortgage in May to
avoid the fee - so you’d start the process in February or March.



Time Before
Rate Ends

N

Why It Helps |

6-12 Months
Before

« Review your current mortgage

(end date, balance, ERC). Start
improving finances; trim unnecessary
expenses, avoid new debt, check

credit report.

If self-employed, ensure latest accounts
will be ready by application time.

Anticipates any issues
(ERC timing, credit fixes)
and gives you a head start
on meeting affordability
(lenders may later see lower

spending, higher credit
score).

Research market rates or talk to a
broker about options.

Calculate if you if need to borrow more,

Allows time to find the
right lender and product.
If criterin look tight, you

(AIP) from a suitable lender.

Gather all documents (last 3 months
payslips, 3-6 months bank statements,

(equity release) or can reduce loan. can adjust your target feg.
Plan for any life changes (job change, etc)) | Maybs 53“_13 for a smaller
in this window. extra loan if needed).
Obtain an Agreement in Principle The AIP vets your basic elgi-
(AIP) from a suitable lender. bility. Starting the application
Gather all documents (last 3 months at: 3 months out ensures.
payslips, 3-6 months bank statements, ID, E“n{‘f':gh buffer to complete in
Initiate the full application with your :

chosen lender by around 3 months out.

Obtain an Agreement in Principle Keeping the process moving

avoids last-minute crunch
You siill have time to recolve
any hittups te g, a low valuation
might mean rethinking loan

ID, etc.). Initiate the full application amount or trying another lendes

= with your chosen lender.

1 Month e Respond quickly to any lender requests, | With an offer in hand a

Before (additional documents, clarifications). month out, you have. = 1] |
The valuation should be done in this pefod| P2 o _mmd' T s
—follow up on the outcome. f:}::"el;’a“"g e -

_ - d rew weexks -\l : : 2

Meanwhﬂt?, do not take on new credit for the legal process il
or change jobs now. “

starting it 4 weeks oul

Y - —

PS G 1) TN




If things go smoothly, you might even wrap this up early and sleep easy. If there were
delays (say additional underwriting needed), you've left enough time to sort them out.

Now, what if you missed the window and it’s already close to your rate ending?

Act quickly, better late than never. Some lenders can fast-track remortgages (especially
if it’s a straight refinance with no chain or purchase to coordinate, which is a benefit of
remortgaging). But you may endure some SVR time in exchange for not rushing into a
bad deal.

A Note on Rate Locks

In the current environment, many wonder if they should wait for rates to drop more, or
grab a deal now. It’s a bit of a gamble. One approach is to secure a deal now (early) that
you're content with, and if rates improve notably by the time you complete, you could
either negotiate with that lender to switch to a cheaper product, or apply anew
elsewhere. Just be mindful of any non-refundable fees. Most brokers will monitor rates
for you once you have an offer, to see if a better option arises.



Don’t Lock In Too Long If You Plan to
Move

A special timing consideration: Are you planning to move home in the near future?

If so, the length of mortgage fix or deal you choose when remortgaging needs careful
thought (this is also discussed in our product section). Many people lean toward either a
very short fix (to keep flexibility) or think a longer fix is fine because of portability.

Both have risks. Willow Private Finance highlights in one article that porting a mortgage
is never guaranteed, even if it’s advertised as portable. When you actually move, the
lender will reassess everything with the new property and your then-current situation
and if anything doesn’t fit, you can’t port and might face ERCs if you’re still in a fix. On
the other hand, a short 2-year fix could leave you having to remortgage again in a
possibly unfavorable market if your move gets delayed.

The timing strategy here is to align your mortgage to your plans as best as possible. If
you truly expect to move in, say, 1-2 years, you might take a 2-year fix or even a tracker
with no ERC, knowing you’ll refinance or sell when you move (some will even go on a
temporary tracker or variable rate to avoid any lock-in). If you think it could be 3-4
years, maybe a 5-year fix is too long, a 3-year or a 2-year then another 2-year could be
options. Some lenders offer ERC-free or low-ERC options (like certain tracker
mortgages with no penalties, or fixes that let you repay 10% per year without charge
which might help).

Also, consider split fixes or staggered maturities if you might move: e.g. fix part of your
mortgage for longer, part shorter, to reduce potential ERC on the portion you’d need to
repay. There are creative solutions. The key is to communicate your plan to your broker
so they can find a product that matches your needs for flexibility. As Willow’s guide on
this topic notes, it’s rarely just “take a short fix or long fix”, it’s about “aligning the
mortgage structure with the uncertainty of the moving plan”. Flexibility often comes at
a slightly higher rate, but rigidity can be far more expensive than borrowers expect if
plans change.

If you already know you will sell or move in a very short time (say within a year), you
might even consider not remortgaging to a new long-term deal at all, but rather a
temporary solution (some go onto SVR for a few months or get a short-term deal like a
1-year fix or a flexible tracker) to avoid locking in. The downside is paying a higher rate
short-term. This is a personal calculation - pay a bit more for 6 months vs risk an ERC
of thousands.



e

Timing and Early

‘Repayment Charges
(ERCs) -

Timing and Early Repayment Charges
(ERCs)

We touched on ERCs in pitfalls. They heavily influence timing. Don’t remortgage during
a period when your ERC is prohibitively high unless you’ve crunched the numbers or
have a compelling reason (e.g. debt consolidation or needing to fix a rate to sleep at
night). Often it’s best to wait until 3 months or less remain on the ERC, many mortgages
have ERCs that reduce in the final year (for example, 5% in year 1, down to 1% in final 3
months). Some lenders allow a “ ERC-free window” right at the end of a deal (like you
can leave up to 3 months early without charge). Check your mortgage offer or ask your
current lender. Time your new completion accordingly.

If you must exit early, try to do it when the ERC has tapered as low as possible, and
ensure the benefit is worth it. For instance, say you have 1 year left at 4% with a 2% ERC,
but you can lock 5 years now at 3%, paying that 2% fee might save you more over the 5
years in interest than it costs, especially if you expect rates to not stay low. This is
complex math, get advice to calculate it.



Locking a Deal When Rates Are
Changing

Mortgage rates can move quickly with economic news. In 2026, as inflation and Bank of
England decisions evolve, you might see periods where rates dip. When you see a good
rate that meets your needs, don’t hesitate too long. You can often secure it and you
usually have a cooling-off period or can change product before completion if needed.

Lenders sometimes withdraw products with little notice if markets move. So, timing in
that sense means being read, have your documents and decision made so that you can
lock in an application when conditions are favorable.

Conversely, if rates are on a clear downward trend and you have time, you might
strategically wait to lock until closer to your deadline, to potentially get a lower rate.

This is a bit of educated guesswork (nobody can time the bottom perfectly). One
approach is to apply to a lender that allows product switching, some lenders, if they cut
rates after you’ve applied but before completion, will let you move to the new lower rate
product on request (with no new application). Ask about this feature.



How Willow Private Finance Supports
Remortgage Clients

No matter your borrower type, the remortgaging journey can be complex, and that’s
where an expert broker can make all the difference. Willow Private Finance is
experienced in navigating the full spectrum of remortgage scenarios, from
straightforward rate switches for homeowners to ultra-complex portfolio and expat
cases.

THIS BROCHURE IS PROVIDED FOR GENERAL INFORMATION PURPOSES ONLY AND IS INTENDED TO OFFER AN OVERVIEW OF
REMORTGAGING CONSIDERATIONS AND MARKET CONDITIONS IN 2026. I'T DOES NOT CONSTITUTE PERSONAL FINANCIAL ADVICE, A
RECOMMENDATION, OR AN OFFER OF FINANCE.

MORTGAGE SUITABILITY, PRODUCT AVAILABILITY, INTEREST RATES, LENDING CRITERIA, AND UNDERWRITING DECISIONS VARY
BETWEEN LENDERS AND ARE SUBJECT TO CHANGE AT ANY TIME. ANY EXAMPLES, SCENARIOS, TIMELINES, OR STRATEGIES
REFERENCED ARE ILLUSTRATIVE ONLY AND MAY NOT APPLY TO YOUR INDIVIDUAL CIRCUMSTANCES.

BEFORE MAKING ANY FINANCIAL DECISION, YOU SHOULD OBTAIN TAILORED ADVICE BASED ON YOUR PERSONAL SITUATION,
OBJECTIVES, AND FINANCIAL PROFILE. A FORMAL MORTGAGE RECOMMENDATION CAN ONLY BE MADE AFTER A FULL ASSESSMENT OF
YOUR CIRCUMSTANCES, INCLUDING INCOME, EXPENDITURE, CREDIT HISTORY, PROPERTY DETAILS, AND FUTURE PLANS.

WILLOW PRIVATE FINANCE LTD IS AN INDEPENDENT, WHOLE-OF-MARKET MORTGAGE AND PROTECTION BROKER. WE MAY RECEIVE A
PROCURATION FEE FROM THE LENDER UPON COMPLETION OF A MORTGAGE, THE AMOUNT OF WHICH VARIES BY LENDER AND
PRODUCT. THIS WILL BE DISCLOSED TO YOU AS PART OF OUR ADVICE PROCESS.

WILLOW PRIVATE FINANCE L.TD IS AUTHORISED AND REGULATED BY THE FINANCIAL CONDUCT AUTHORITY (FCA NO. 588422).

REGISTERED IN ENGLAND AND WALES.
YOUR HOME MAY BE REPOSSESSED IF YOU DO NOT KEEP UP REPAYMENTS ON YOUR MORTGAGE OR ANY OTHER LOAN SECURED ON IT.



