
UK Mortgage Market & Your Options (2025)
Illustration: model houses and a percentage symbol, representing mortgage interest rates. After a series of
rate cuts, the Bank of England base rate is now 4.25% (as of May 2025) . Lenders have responded by
lowering many fixed-rate deals .  Today,  the very  cheapest  2‑year  fixes are around 3.7–3.8% and
5‑year fixes about 3.8–3.9% for borrowers with large deposits . For context, average advertised
rates are higher (Rightmove reports average 2‑year ~4.6% and 5‑year ~4.6% ), but with 50% equity
you should qualify for the lowest-rate tier. In short, fixed rates have come down from earlier 2025 highs
(best deals have eased into the high-3% range) and are well below the 7–8% typical standard variable
rates (SVRs) . 

Fixed-Rate Mortgage Deals (50% LTV)

2‑year fixes: Top deals are around 3.7–3.9% . For example, NerdWallet (May 2025) lists
Lloyds Bank’s 2‑year fix at 3.72% . These often have arrangement fees (typically ~£999) , so
factor fees into any calculation. 
5‑year fixes: Top deals are roughly 3.8–4.0% . NerdWallet cites Lloyds offering 3.78% for 5
years , and brokers report best rates around 3.83%–3.88% recently . Long‑term fixes
usually cost a few tenths of a percent more than 2‑year deals, but lock in a low rate for longer. 
Fees and terms: Most fixed deals include an up-front fee (often ~£1,000 ) and may have
early-repayment charges if you pay off early. Always compare the overall cost (APR) and check
exit penalties. 

Variable-Rate Options (SVR/Trackers)

Standard Variable Rate (SVR): If you do nothing, your mortgage would revert to the lender’s
SVR. SVRs are typically much higher: industry data show the average SVR around 7–8% .
(UK Finance reported an average SVR of ~7.4% before May’s base cut .) An SVR can jump if
rates rise, and lenders are not required to pass on cuts in full. For most borrowers, falling onto
SVR would mean a big jump in payments. In fact, the Guardian notes that borrowers coming off
fixed deals in 2025 “will face a big jump in payments” if left on standard rates . SVRs are
“extremely expensive” in general . 
Tracker mortgages: These follow the Bank rate (e.g. “BoE base + X%”). Today’s tracker deals are
around 4.6–4.7% (for example, Virgin Money’s 2‑yr tracker at 4.67%, TSB at 4.64%, though fees
apply ). Trackers will fall when base rate falls – e.g. the May 2025 cut will reduce tracker
payments by roughly £29/month for a typical borrower . However, if base rates rise, tracker
payments rise equally. Crucially, current tracker offers are higher than the best fixed deals,
because base (4.25%) plus margin (~0.5–1%) still exceeds fixed rates. 

2-Year vs 5-Year Fix: Pros & Cons

2-Year Fix (short-term lock): Usually offers the slightly lower rate today. If you expect further
rate cuts, a 2‑year deal lets you refinance again sooner at (hopefully) lower rates. Brokers note
best 2‑yr fixes around 3.8–3.9% . The downside is more frequent remortgaging: after 2 years
you’ll need another deal (possibly at uncertain rates in 2027). 
5-Year Fix (longer lock): Will likely be a few tenths higher (now ~3.8–4.0% ), but gives peace
of mind for longer. It protects you if market rates jump or stay elevated. Historical averages show
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five‑year fixes can even be slightly cheaper or similar to 2‑year ones , though this varies.
If stability of repayments is your priority, a 5‑year fix is often recommended. 
When to choose which: If your fixed term has just ended, many brokers suggest locking in a
deal now rather than defaulting to SVR . In a falling-rate cycle, a 2‑year fix can be a good
compromise – it’s usually cheaper and lets you move again soon. If you’re risk-averse or planning
to stay put, a 5‑year fix may be worth paying a bit more for extra security. As Unbiased notes, the
rate gap between 2‑yr and 5‑yr depends on the market; in early 2025 it was small (Rightmove
data showed 2-yr at 4.33% vs 5-yr at 4.22% ). 

Expert Outlook & Advice

Most analysts expect further modest cuts. For example, economists at Barclays predicted the Bank Rate
could fall to ~3.5% by early 2026 . That could push mortgage offers down further, but likely not to the
ultra-low levels seen pre-2020 . Nicholas Mendes (John Charcol) forecasts 2‑yr fixes around 3.5% (5‑yr
~3.6%) by end of  2025 ,  assuming base rate eventually  creeps down. However,  Mendes cautions
borrowers not to “wait for rates to collapse” – significant further drops would need base to fall to ~2.5%
(currently far from consensus) . 

Mortgage brokers we’ve cited generally recommend  locking in a fix now and then monitoring the
market. For instance, L&C’s David Hollingworth says securing a deal and “keeping it under review” is
prudent .  Trinity’s  Aaron Strutt  expects rates to keep easing and suggests that once you have a
mortgage offer you can switch again if  better  deals  appear .  Conversely,  John Charcol’s  Mendes
notes that fixing now “gives you certainty” and protects against volatility, whereas waiting could pay off
only  if  you tolerate  some risk .  In  summary,  many experts  lean toward taking a  fixed rate  now
(especially to avoid the very high SVR) and revisiting options after a year or two. 

A fixed rate also “offers the certainty of set monthly payments” and is “arguably the safest” choice if you
want payment stability . In contrast, staying variable means your payments could drop or rise with
Bank Rate: you would benefit from cuts (as 590,000 tracker borrowers did when May’s cut saved them
~£29 each ) but also risk paying more if rates go back up. Given SVR is already around 7–8% ,
most people find a new fixed deal far more attractive than rolling onto SVR. 

Key Takeaways

Current deals: With 50% LTV, you can likely access ~3.7–3.9% 2‑year fixes and ~3.8–4.0% 5‑year
fixes . Expect to pay arrangement fees (often ~£1k) on new deals . 
SVR vs fixed: The default SVR (~7–8%) is much higher than fixed rates . Going onto SVR or
a high-rate tracker would sharply increase your costs. Fixed rates give certainty (no payment
changes until term ends ). 
Rate outlook: Most forecasts see modest falls in base rate over the year, not big collapses

. Lenders are already cutting deals, so if you can fix now at ~3.8%, you can always refinance
later if rates do drop further. 
2‑yr vs 5‑yr choice: A 2‑year fix is common (lowest rate now, flexibility in 2 years); a 5‑year fix
costs slightly more but locks in stability. Consider how long you plan to stay and your tolerance
for rate moves. 
Professional advice: Every situation differs. You may want to consult a mortgage broker to see
exactly what deals you qualify for (50% LTV usually gets near-best rates). They can help compare
products, including any early‑repayment charges. 

Disclaimer: This information is for general guidance. We are not financial advisors. It’s wise to discuss
your mortgage options with a qualified adviser before deciding. 
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Sources: Current  UK  mortgage  rates  and  trends,  as  reported  by  NerdWallet ,
MoneySavingExpert , The Guardian , and market tables . These and other
cited sources provide recent data on fixed/variable rates,  lender offers,  and expert commentary (all
referenced above). 

Bank of England cuts rates to 4.25% as it sees tariff hit to growth | Reuters
https://www.reuters.com/markets/econ-world/boe-cuts-rates-425-it-sees-tariff-hit-growth-2025-05-08/

UK interest rate cut: what does it mean for mortgages and savings? |
Interest rates | The Guardian
https://www.theguardian.com/business/2025/may/08/uk-interest-rate-cut-mortgages-savings-bank-of-england

Compare Current Mortgage Rates June 2025 | NerdWallet UK
https://www.nerdwallet.com/uk/mortgages/mortgage-rates/

Do brokers think now is a good time to fix? MSE's analysis
https://www.moneysavingexpert.com/news/2025/05/fixed-mortgage-base-rate-brokers/

What Are The UK Mortgage Rates Today? Wednesday 4 June 2025 | Uswitch
https://www.uswitch.com/mortgages/uk-mortgage-rates-today/

Compare mortgages & see our best rates - June 2025 | MoneySuperMarket
https://www.moneysupermarket.com/mortgages/

Best Mortgage Rates - June 2025 HomeOwners Alliance
https://hoa.org.uk/best-mortgage-rates/

2 Year Tracker Mortgages | Mortgage Introducer
https://www.mpamag.com/uk/mortgage-industry/guides/2-year-tracker-mortgages/411739

Should you choose a two or five-year fixed-rate mortgage? | Unbiased
https://www.unbiased.co.uk/discover/mortgages-property/buying-a-home/should-you-choose-a-two-or-five-year-fixed-rate-
mortgage
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