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Date

Address

Postcode

Dear XXX


Re: Closure Letter – Your new mortgage

Research

This mortgage is suitable for you because we have taken into account the facts you disclosed to us and other relevant facts about you of which we are aware.

The product has been sourced from a selection of the UK's mortgage lenders based on our research of the market using Trigold, the market-leading provider of product information to Independent Mortgage Advisers. This research system helps to ensure that the best possible and most advantageous product is recommended from those generally available in the market, based on your individual needs.

The research on the enclosed ‘Record of Suitability’ letter dated XX/XX/XXXX shows that the products were ranked by (Mth pay / pay rate). This is because XXXX. The top ranked product (was / was not) recommended because XXXX. The recommended product (is / is not) the ‘least expensive’ over the incentive period because XXXX.

The recommended mortgage product (has / does not have) high fees compared with the other products in the research. I have justified this by (XXXXX / the saving on the monthly repayment costs over incentive period vs the saving on fees).

Current situation
You are (employed / self employed) as a (ADD OCCUPATION HERE) with an income / salary of £XXXXX, which (is / is not) reasonable and plausible considering your occupation. 

Existing mortgage (delete if no existing mortgage)
Your existing (Capital Repayment / Interest Only) mortgage has an outstanding balance of £XXXX, has a term remaining of XX years, is on a (fixed / discounted/tracker) rate of XX% until XX/XX/XXXX, has repayment costs of £XX per month, has an Early Repayment Charge of £XXXX, has (no / £XX) arrears, and was set up on a (Standard / Adverse) basis. The existing lender is XXXX, and they (have / have not) been approached about a new mortgage deal because XXXXX. 

Mortgage start date

The Early Repayment Charge on your existing mortgage ends on XX/XX/XXXX.

Your new mortgage is due to start XX/XX/XXXX, as per section 6 of the ‘Key Facts about this mortgage’ illustration.
Standard Variable Rate (SVR)

	
	SVR

	Previous mortgage
	XX%

	Recommended mortgage
	XX%


Delete if not higher

An increase in SVR is acceptable to you because XXXX
Right to Buy (delete if not a Right to Buy mortgage)

The pre-emption period is XXXX.
Self-certification (delete if not Self-certification)

These were originally designed for self-employed or non-salaried individuals to reflect the fact that their income was often difficult to evidence. In a majority of cases, as they are often priced at higher rates to reflect the higher risk, self-certification mortgages may not be the most suitable product for a salaried employee on a fixed income. Self-certification mortgages allow you, the client, to declare for loan assessment and underwriting purposes an income that is not subsequently verified by checking accounts or salary documents. The potential higher risk of the loan to the provider is mitigated by typically lower maximum loan to value thresholds than 'normal' mortgage products, and often higher interest rates. A self certification mortgage must not be recommended in order to obtain higher loans than would otherwise be available, particularly in areas of high housing cost, where traditional 'salary multiples' would fall short. You have not, nor have I encouraged you to make a false income declaration for the purposes of obtaining a higher loan than could otherwise be obtained, thereby increasing the potential for future financial distress.

I am entitled to rely on information provided by you about your income but I must take steps to assess and record whether the recommended mortgage is affordable and suitable.  

You cannot prove your income because XXXXX. Your (accounts / Pay slips / P60 / Employers reference / Accountant confirmation /  income verification) (are / are not) available because XXXX. The reason why you wanted a Self-certification mortgage rather than a Full Status mortgage is XXXXX. The reason why a Self-certification mortgage is more suitable than a Full Status mortgage is XXXXX

Sub Prime / Adverse credit (delete if not Sub Prime / Adverse credit) 

If you have had arrears with your mortgage or have a poor credit history then different considerations would apply when making a personal recommendation to you. For example, your circumstances may mean that, viewed as a new transaction, you could not be recommended to enter into a regulated mortgage contract. In such cases, we will still be able to make a personal recommendation to you where this recommendation is, in the circumstances, a more suitable one than your existing regulated mortgage contract. If you have a poor credit history, we are restricted to those lenders who will look at cases in a sympathetic manner. These lenders look favourably at clients, who have had credit problems in the past.

The reason why you wanted a Sub Prime / Adverse credit mortgage rather than a Standard mortgage is XXXXX. The reason why a Sub Prime / Adverse credit mortgage is more suitable than a Standard mortgage is XXXXX

Buy to Let (delete if not Buy to Let)
Buy to Let mortgage schemes (where occupancy of the Buy to Let property is less than 40% by Trustee/Spouse/Parent/brother/sister/grandchild etc) are outside the scope of FSA regulation. 

We will not give you an Initial Disclosure Documents unless an FSA regulated product is being recommended. Therefore, you (have / have not) been given an Initial Disclosure Document.

Debt consolidation (delete if not Debt consolidation)
If you are consolidating debts, such as adding loans or credit card balances to the new mortgage, then think carefully before securing other debts against your home. In assessing whether the regulated mortgage contract is suitable for you we have taken into account the costs associated with increasing the period over which a debt is to be repaid, and whether it is appropriate for you to secure a previously unsecured loan. If you were known to have payment difficulties, we would take into account whether it would be more appropriate for you to negotiate an arrangement with your creditors rather than to take out a regulated mortgage contract. It may not always be the case that it is in your best interests to repay debts in the short term and reduce your monthly outgoings. This is especially true if debts only have a short term remaining and if the additional amount added to the mortgage incurs fees and long term interest that outweigh any benefits of settling the debts early. The implications of debt consolidation are that interest payments will now be paid over the new mortgage term instead of the shorter loan period. A longer term is acceptable to you. Debt consolidation is included in this mortgage recommendation because the total monthly repayments will now be affordable.

Further advance (delete if not further advance)
You have received an illustration.

Interest Only (delete if not Interest Only)

The reason why you wanted a Interest Only mortgage is XXXXX. I am recommending an Interest Only mortgage because XXXXX. The reason why an Interest Only mortgage is more suitable than a Capital & Interest (Repayment) mortgage is XXXXX

You are investing £XXX into a (Pension / ISA / Unit Trust / Endowment) repayment vehicle. The predicted final investment amount on the illustration is £xxxxx which (should / will not) be enough to repay the mortgage loan at the end of the term. If the recommended contract is designed to repay your mortgage at the end of its term, you should be aware that this is not guaranteed and, depending on future investment performance, the premium may need to be reviewed at a later date.
OR

You are not investing into a repayment vehicle because XXXXX.  Therefore, the mortgage loan will be repaid by XXXXXX. This (is / is not) reasonable because XXXXX

You (have / have not) received a cost comparison analysis to see how much a capital and interest (Repayment) mortgage on same basis would have cost because XXXXX / it would enable you to be aware of how much it would cost to convert at a later stage.

Fact-find
	Subject
	Demonstrated on fact find?

	Credit history
	Yes / No

	Debt position
	Yes / No

	Existing mortgage arrangements
	Yes / No

	Existing life cover
	Yes / No

	In-depth calculations to assess affordability, i.e. your income against outgoings
	Yes / No


Life cover 

The life cover plans protecting your mortgage are:
	
	Sum assured
	Premium (per month)
	Level / Decreasing?
	Already in place?

	Plan 1
	£XXXX
	£XX
	Level / Decreasing?
	Already in place / To be set up - see separate report

	Plan 2
	£XXXX
	£XX
	Level / Decreasing?
	Already in place / To be set up - see separate report

	Total
	£XXXX
	£XXXX
	N/A
	N/A

	Mortgage amount
	£XXXX
	N/A
	N/A
	N/A

	Shortfall
	£XXXX
	N/A
	N/A
	N/A


Shortfall in life cover (delete if no shortfall)
I recommend that adequate life assurance and critical illness cover be in place to ensure the mortgage is paid off in the event of death or critical illness. I recommend that life cover and critical illness be set up to cover the shortfall amount above. You have (accepted / declined) my recommendation because XXXXX. The shortfall will be covered by XXXX.

Affordability
If we cannot assess and record whether the recommended mortgage is affordable and suitable then we will be unable to recommend a mortgage product. In assessing whether you can afford to enter into this mortgage contract I gave due regard to information that you provided about your income (e.g. the source and extent of it, rental income, investment income, any other resources that you have available) and expenditure (e.g. your regular financial commitments). 

I (have / have not) obtained copies of (pay slips / bank statements / P60 / Employers ref / Accountant / Other / Sense check) because XXXXX
I also gave due regard to:

· Your current circumstances, which might change in the future
· Any likely change to your income, expenditure or resources

· The costs that you will be required to meet once any discount period in relation to the mortgage contract comes to an end (on the assumption that interest rates remain unchanged). 

· Current interest rates, which might rise in the future
We have reasonable grounds to conclude that this mortgage contract is suitably affordable for you, is appropriate to, and capable of meeting your needs and circumstances, and is the most suitable of those that we have available to us.

Summary of affordability (monthly payments)

	
	During initial incentive period
	During interim period
	After incentive period (SVR)

	Mortgage payments
	£XXX
	£XXX
	£XXX

	Repayment vehicle
	£XXX
	£XXX
	£XXX

	Life cover
	£XXX
	£XXX
	£XXX

	Total
	£XXX
	£XXX
	£XXX

	Monthly disposable income
	£XXX
	£XXX
	£XXX

	Percentage of your monthly disposable income
	XX%
	XX%
	XX%


See section 6 of the ‘Key Facts about this mortgage’ illustration.


Loan to value (LTV)
The LTV will be XX%
Commission
To clarify section 13 (Using a mortgage intermediary) of your ‘Key Facts about this mortgage’ illustration, the lender, XXXXXX Bank / Building society, will pay a procuration fee of:

	Packager (name xxxxxxxx)
	£

	Money Wise IFA Limited
	£

	Introducer (name xxxxxxxx)
	£

	Other third parties (name xxxxxxxx)
	£

	Total
	£



Term
A shorter mortgage term could save you a considerable amount of money over the long term. However, this was discounted because of affordability.

Your retirement age is XX and your partner’s retirement age is XX. The recommended term ends when you are age XX 
The new mortgage term extend into retirement and the mortgage repayments will be paid from XXXX /pensions and investments

OR

The new mortgage term does not extend into retirement

Health

Your general state of health is XXXX, and your partner’s general state of health is XXXX. If you are in poor health and consequently likely to retire early then the mortgage will still be affordable because XXXX.
Advice Levels

We will offer you ‘full advice (a full review)’ as we cannot restrict or exclude our duty of liability. If you wish you can decline ‘full advice’ in favour of ‘limited advice’. However, if you do so please be aware that with limited information my advice may be different. The advice I have given you is Full advice / Limited to mortgages / protection.

Conclusion
Your objectives for (Add client’ objectives and needs) have been met and the recommendation is compatible with your (Add clients risk profile) attitude to risk because XXX
Other needs identified
As an Independent Financial Adviser I should also make you aware of the following areas: Life assurance; Income Protection; Critical Illness Cover; Early retirement; Reduce tax on income; Inheritance tax planning; Remortgage; Regular savings; Investments; Long Term Care. If you would like to discuss any or all of these matters I leave it to you to contact me.

Future reviews
Your financial arrangements should be reviewed on a regular basis and in the event of a change in your circumstances. I will rely on you contacting me at appropriate times.

If you are happy with this recommendation, then please sign and return the Client Confirmation below to us.

If you have any question regarding this letter then please contact me.

Yours sincerely

ADVISER NAME

-------------------------------------------------------------------------------------------------------


Client Confirmation


I/We the undersigned have received read and understand the importance of the ‘Key Facts about this mortgage’ illustration, ‘Key Facts about our services’ document, ‘Key Facts about the cost of our services’ document, a copy of the Fact Find and ‘Record of Suitability’ letter and wish to proceed with your recommendations.

Client name(s): CLIENT NAME
Client Signature…..…………………………………….….Date……………….…….

Client Signature…..…………………………………….….Date……………….…….

Ref: Lender name XXXXXX
Product name XX year fixed / discount / tracker rate mortgage, at a rate of XX%

Date of transaction: DATE OF TRANACTION
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