
If you're considering a bridging loan with a high loan-to-value (LTV) ratio—say, around 80%—understanding the
total cost involved is crucial before you commit. Borrowing at 80% LTV is a common scenario in property finance,
where leveraging as much equity as Click here for more possible can accelerate deals but comes with higher cost
implications. In this detailed post, we'll dive into the typical pricing bands, why monthly interest rates matter, the
role of valuation and legal fees, and the importance of having a clear exit strategy backed by evidence.

We'll also reference key players and tools in the bridging loan space such as Iredell Free News, KIS Finance, and
KIS Bridging Loans, alongside essential documents like independent valuation reports and legal representation
for both borrower and lender.

Understanding Bridging Loan Pricing: The 7% to 15% Range Explained
Bridging loans are a special breed of short-term finance primarily used for property deals that need fast cash, such
as refurbishments, auctions, or chain breaks. The cost of borrowing varies significantly based on risk factors, loan
terms, and loan-to-value ratios.

Typical total costs, which include interest plus fees, generally range from 7% to 15% per annum when expressed as
an annualized cost. This total cost is often presented confusingly, so let's break it down.

Interest Rates: These are usually quoted as a monthly percentage rate, often between 0.5% and 1.25% per
month. In annual terms, that translates roughly from 6% to 15%.

Arrangement and Broker Fees: Many bridging lenders charge upfront fees between 1% and 3% of the loan
amount.

Valuation Fees: An independent valuation report (which borrowers must often fund) generally costs between
£250 and £500 depending on property size and location.

Legal Costs: Legal representation for both borrower and lender is essential and can add £1,000 to £2,000 or
more to the upfront costs.

Sanity check: When you add all these elements up, the overall cost for a 6-month bridging loan at 80% LTV can
easily hit 8-12% total if not properly budgeted.

Why Monthly Interest Rates Are Quoted

A point of confusion I’ve encountered often in nine years of bridging finance case management is the monthly
quoting of bridging loan interest.

https://www.iredellfreenews.com/lifestyles/2026/how-much-does-a-bridging-loan-cost-in-the-uk/


Unlike mainstream mortgages quoted annually, bridging lenders almost always quote monthly interest rates.
Why?

Short-Term Nature: Bridging loans typically last 3-12 months, so monthly rates give precision.

Interest Accrual: Interest is charged monthly or even daily and then rolled into the balance or paid monthly,
so quoting monthly avoids ambiguity.

Flexibility: Borrowers benefit from understanding exactly what they owe each month, especially with high
leverage bridging loans.

Beware of comparing monthly bridging rates directly with annual mortgage rates without multiplying or
annualizing. For example, a 1% monthly rate corresponds to roughly a 12% annual rate.

LTV as a Pricing Lever: Impact of 80% vs. Lower LTVs
Loan-to-value ratio is a crucial determinant of cost in bridging loans. You asked about the implications of
borrowing at 80% LTV, so let’s put that into perspective.

LTV Band Typical Interest Rate (Monthly) Likely Arrangement Fee Risk Perception Comments Below 55% 0.5% -
0.7% 1% - 1.5% Low Strong pricing, often considered “belt and braces” lending 55% to 75% 0.7% - 1.0% 1.5% -
2.5% Moderate Standard offering, competitive but pricing adjusts for risk 75% to 80% 1.0% - 1.25% 2% - 3%
Higher High leverage bridging, cost reflects greater risk for lender

Borrowing at 80% LTV pushes you into the upper pricing band of bridging finance. KIS Finance and KIS Bridging
Loans, for example, typically apply their tighter rates below 75% LTV, with premiums kicking in as you approach
80%. Iredell Free News reports that this is industry standard: higher LTV equals higher perceived risk and higher
pricing.

Fee Impact and Interest on Fees

Another quirk I’m always cautious about is when fees roll into the loan, at which point they start accruing interest
and add to your cost.

Ask upfront:

Are arrangement and broker fees payable upfront or added into the loan balance?



If added to the loan, note that the monthly interest rate applies to the increased total, meaning you pay
interest on your fees (increasing total borrowing cost).

Valuation and legal fees usually must be paid separately.

This aspect of fee carry-forward can push the effective cost at 80% LTV well beyond initial quotes.

Importance of a Clear, Evidence-Based Exit Strategy
A frequently overlooked factor on bridging loan applications is a robust exit strategy. Simply stating “I’ll refinance
with a standard mortgage” doesn’t cut it.

Bridging lenders, including KIS Bridging Loans, require:

1. Clear Exit Plan: How and when you plan to repay the loan (remortgage, sale, onward bridging).

2. Evidence: Offers in principle from mortgage lenders or equivalent proof that you can exit the bridging facility.

3. Contingency Planning: What happens if the exit doesn’t go to plan? Lenders hate hand-wavy assumptions.

Having a solid, evidenced exit plan helps secure better pricing, especially at higher LTVs. Without it, rates and fees
climb as lenders price the additional uncertainty.

Role of Independent Valuation and Legal Representation
Two key tools integral to bridging loan costs are:

Independent Valuation Report (IVR): An impartial professional valuation protects lender and borrower
interests by confirming the security’s value aligns with the requested loan amount. Expect to pay this yourself,
and remember the cost can vary.

Legal Representation: Both borrower and lender require independent legal advice to ensure the loan
documentation, charge creation, and compliance are sound. This transparency helps avoid nasty surprises on
fees and terms later.

Failing to budget legal and valuation fees upfront—something I see all too often—results in funding shortfalls or
cost shocks, especially on short bridging terms like six months.

Summary Table: Estimated Cost Breakdown on 80% LTV Bridging Loan
Cost Element Typical Range Notes Monthly Interest Rate 1.0% - 1.25% Applied monthly, annualizes ~12%-15%
Arrangement Fee 2% - 3% Potentially rolled into loan (watch interest impact) Valuation Fee £250 - £500 Paid
upfront by borrower; varies by property Legal Fees (Borrower + Lender) £1,000 - £2,500+ Essential for safe
lending; usually upfront Effective Total Cost (6-month term) 8% - 12% (annualized) Including interest + fees,
caution on roll-up

Final Thoughts on High Leverage Bridging and 80% LTV Pricing
Borrowing at 80% LTV on a bridging loan is common—but it isn’t cheap, and it demands thorough financial
planning. Always sanity-check total cost expectations and scrutinize whether fees are paid upfront or accruing
interest. Be skeptical of vague promises of “low rates available” without precise figures and fee disclosure.

Reliable lenders like KIS Finance and KIS Bridging Loans are upfront about pricing bands and the need for clear
exit routes. Meanwhile, staying informed through sources like Iredell Free News can help you keep tabs on



market trends and typical cost levels.

Before you apply, make sure you budget for:

An independent valuation report

Legal representation for borrower and lender

Arrangement, broker, and any other fees

Interest on any fees added to the loan balance

A documented, evidenced exit strategy

Failing to consider these elements can quickly escalate costs beyond initial rate quotations and put your deal at
risk.

If you want to explore further or need help calculating expected costs tailored to your situation, use trusted
bridging brokers and valuation specialists to get clarity before signing on the dotted line.


