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Response to Question 1: Scope
Thank you for the opportunity to comment on the scope of the proposed market study.

Drawing on insight from across our membership, we are concerned that the current scope appears
narrowly defined by product categories. Some of the key drivers of consumers struggling in later life,
as acknowledged by the Financial Conduct Authority in FS25/6, include low consumer awareness of
available options and the silos between mortgage advice and later life lending. Adviser permissions,
network restrictions and differing qualification requirements can limit the ability to provide or even
consider holistic advice across the full range of later life options.

The market has evolved in a product-led way, with clear divisions between mainstream and later life
solutions. However, consumers do not approach decisions in product terms. Their needs are driven
by life events, income and long-term financial resilience. A product-led scope risks reinforcing these
silos rather than testing whether they deliver good outcomes.

The study should also avoid broad assumptions about older consumers. Greater segmentation of
needs and behaviours will be important, including those acting on behalf of others, such as under
lasting power of attorney or deputyship arrangements.

Framing the study primarily around products risks reinforcing the existing structure of the market,
rather than examining whether that structure is delivering good outcomes. UK Finance data shows
that of the 152,550 mortgage loans to over 55s in 2025, only 16% were lifetime mortgages or RIO
products. This demonstrates that the majority of later life lending sits outside traditional “later life”
product categories.

We therefore encourage the Financial Conduct Authority (FCA) to expand the scope beyond defined
product categories and explicitly include:
e Mainstream mortgage lending extending into later life or originating at later life driven by
both advisers and lenders
e The interaction between housing wealth, pensions, and retirement income
e Advice and distribution models, including referral pathways and barriers to holistic advice,
including the use of separate sourcing platforms for mainstream and lifetime mortgages.
e Sources of funding, market structure and the role of product innovation including potential
constraints to innovation.

These are fundamental to how the current market operates and how the market should evolve to
meet consumer needs and objectives, ensuring that all options are explored

We believe, the inclusion of these elements will best enable the Market Study to be framed around



consumer outcomes and the end-to-end journey, explicitly examining whether current product
segmentation is acting as a barrier to good outcomes.
Response to Question 2: Focus areas

We welcome the areas identified in Chapter 4. However, from a sector perspective, there are three
critical issues that require stronger emphasis.

1. Sequencing of the study and the role of holistic advice

We consider the current sequencing to be misaligned. Holistic advice and the consumer journey are
the primary drivers of consumer outcomes, not one component of the study.

Starting with products and market dynamics risks analysing the market through its existing product-
led structure, rather than addressing the root cause of fragmentation.

We would strongly encourage the FCA to restructure the study so that it begins with:

e How consumers engage with later life financial decisions

e How and when advice is accessed

o  Whether that advice is holistic and needs-led

e Review of qualifications to be able to give or refer holistic advice

e How the market will cope with increasing customer demand

e Product innovation to meet different stages of the consumer lifecycle, for example drawing
down funds or increasing available funds, particularly where consumers have limited pension
provision and their property is their primary asset

This should include an assessment of the extent to which a lack of consumer awareness or
understanding of available options, combined with siloed advice, may lead to sub-optimal outcomes.
It may also help identify opportunities to improve consumer awareness, including the role of
organisations such as the Money and Pensions Service and wider government engagement.

We believe that once this is understood, it will better inform the context within which the role and
effectiveness of specific products can be assessed.

Without this, there is a risk that the study focuses on the outputs of the current market structure,

rather than the underlying drivers of consumer outcomes. This will limit the value of the study itself
and its impact.

2. Barriers created by product silos and fragmented advice

The study should explicitly examine whether the current structure of the market, particularly the
division between mainstream and later life lending, is acting as a barrier to good outcomes.

Evidence from across our membership indicates that:
e Product silos are reinforced by advice structures, including separate sourcing systems
e Consumers are not consistently supported to consider the full range of options



e Commercial, operational and regulatory factors can limit both product design and effective
referral pathways

We recognise the importance of ensuring that consumers are not overwhelmed with information
where they have a specific need. However, this should be balanced with ensuring that consumers are
supported to consider appropriate alternatives where relevant, particularly where decisions have
long-term financial implications.

In addition, there remains a lack of consumer awareness that housing wealth can form part of a
mainstream retirement funding strategy, particularly where consumers have limited pension
provision.

Understanding and addressing these barriers will be critical to improving consumer outcomes and
supporting a more integrated market and breaking down silos, between mainstream mortgages and
later life lending.

We believe an important foundation of this review should include an assessment of funding sources

in the later life market and the factors limiting new capital from supporting innovation.

3. Regulatory sequencing and the treatment of Retirement Interest-Only (RIO)

We strongly support the inclusion of Retirement Interest-Only (RIO) mortgages within the scope of
this market study, as they form a critical part of the continuum of later life lending options and are
central to understanding how consumers navigate choices in later life.

However, we note that RIO mortgages are currently being considered within parallel regulatory work
on responsible lending and affordability, which is expected to directly impact this product.

Proceeding with changes to the RIO framework in advance of, or in parallel with, the Market Study
creates a risk that conclusions are drawn on the basis of a regulatory position that is still evolving.
This may limit the ability of the study to fully assess the role RIO products play within the broader
market and their interaction with other lending solutions.

We would therefore encourage the FCA to consider pausing substantive policy changes relating to
RIO until the Market Study has concluded. This would allow the study to take a holistic, evidence-
based view of the role of RIO within the later life lending landscape and ensure that any subsequent
regulatory changes are informed by a comprehensive understanding of consumer needs, market
dynamics, and product interactions.

More broadly, greater clarity on the timing and interaction between this Market Study and other
ongoing regulatory work would be helpful. Given the potential for overlap, particularly in relation to
responsible lending and affordability, aligning these workstreams will be important to ensure
coherent, forward-looking outcomes and to support effective stakeholder engagement.

Whilst not directly related to Questions 1 and 2, members have expressed concern that the draft RFI
may create unnecessary burden, with duplication between lenders and advisers and a lack of clarity



in areas of overlapping responsibility. We would encourage the FCA to review this to ensure the

requests are proportionate and clearly explained.
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