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•  New disclosures are not permitted to be used prior to August 1, 2015 
 
We must be able to track the application date and provide correct disclosures: 

•  Application’s received on or before July 31st – Old Disclosures 
•  This means new construction may close in 2016; however, the old HUD-1 and TIL would be used  

at closing.  
•  Application’s received on or after August 1st – New Disclosures 

•  Certain loan types* are not applicable and, thus, would still use the current GFE, HUD-1, and/or TIL. 

•  The changes are not simply about 2 new disclosures. TRID narrows what impacts an application, amends 
acceptable tolerances and signi!cantly impacts the timing, delivery and work"ow of key policies and 
procedures. 

*The new disclosures do not apply to HELOCs, reverse mortgages, mortgages secured by a mobile home or by a dwelling not attached to real property (i.e. land). 

 

Overview of TRID 
Effective for applications received on or after August 1, 2015 
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Application de!nition has been changed to consist of the 6 core items from the current 
regulation. Those are: 
 

1.  Borrower’s name 
2.  Borrower’s income (stated not veri!ed) 
3.  Borrower’s social security number in order to obtain an credit report 

a)  Could be a Tax EIN; it is not just a SS#  
4.  Property address 
5.  An estimate of the value of the property 
6.  Loan amount sought 

 
An application is considered complete when all 6 items are provided. Timeline for disclosures 
begins on that date. 

Application De!nition 



4 

•  The LE must be delivered to the borrower in person, placed in the mail or sent via electronic delivery: 
•  Within 3 business days after the creditor or broker receives an application; and 
•  Within 7 business days before consummation 
 

•  If the LE is not provided to the borrower in person, it is considered to be received 3 business days after it 
is placed in the mail or sent via electronic delivery.  
•  This “receipt” date is important as it drives the ability to impose a fee, providing written estimates of terms or 

costs (i.e. Fee Worksheet), and requiring documents for veri!cation.  
•  Fee Worksheets, if given, prior to the LE must state that the terms and cost may change. 

 
•  De!nition of “Business days”: 

•  Days in which the creditor’s offices are open to the public for carrying out substantially all of its 
business functions except Sunday’s and legal public holidays.  

 

The Loan Estimate (“LE”) - Overview 
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No fee’s may be imposed on the borrower before the borrower has received the Loan Estimate and indicated an 
intent to proceed with the transaction.   

•  Exception for a bona !de and reasonable fee for obtaining the borrower’s credit report 
•  Signing the LE does not indicate an intent to proceed 

Payment info may NOT be requested or held until the intent to proceed is provided. 
 
The creditor can’t require a borrower to submit documents verifying information related to the application before 
providing the Loan Estimate 

•  Creditor or broker cannot refuse to accept any of the six items that constitute an application to avoid the issuance of the 
Loan Estimate 
 

If a borrower is provided with a written estimate of terms or costs before receiving the LE: 
•  It must have the statement:  “Your actual rate, payment and costs could be higher.  Get an official Loan Estimate before 

choosing a loan.” 
•  The estimate or worksheet may not be made with headings, content, and format substantially similar to the Loan 

Estimate Form 

Providing the Loan Estimate - Restrictions 
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NOTE: Affiliates mean ALL affiliates who provide settlement services. This can be title companies, escrow agents, third-party processers, etc.  

u Fees	  paid	  to	  the	  creditor,	  mortgage	  broker,	   u u Prepaid	  interest,	  property	  insurance
or	  an	  affiliate	  of	  either u premiums,	  amounts	  placed	  into	  an	  escrow,

u Fees	  paid	  to	  an	  unaffiliated	  third	  party	  if	   ð The	  charge	  is	  not	  paid	  to	  the	  creditor impound,	  reserve	  or	  similar	  accont;
the	  creditor	  did	  NOT	  permit	  the	  borrowwer	  	   or	  the	  creditor's	  affiliate,	  and/or u Services	  required	  by	  the	  creditor	  if	  the	  
to	  shop	  for	  that	  service ð Borrower	  is	  permitted	  by	  the	  creditor	  to	   creditor	  permits	  the	  borrower	  to	  shop	  and

u Transfer	  Taxes shop	  but	  selects	  a	  third-‐party	  service	   the	  borrower	  selects	  a	  third-‐party	  service
provider	  on	  the	  creditor's	  written	  list	   provider	  not	  on	  the	  creditor's	  written	  list
of	  service	  providers of	  service	  providers;	  and

u Charges	  paid	  to	  third-‐party	  serivce	  providers
for	  services	  not	  required	  by	  the	  creditor
(may	  be	  paid	  to	  the	  affiliates	  of	  the	  creditor)

ZERO	  TOLERANCE

Certain	  charges	  are	  subject	  to	  zero	  
tolerance,	  meaning	  that	  the	  
creditor	  may	  never	  charge	  more	  
than	  the	  estimated	  amount	  unless	  
there	  is	  a	  "changed	  circumstance"

Recording	  Fees
Charges	  for	  third-‐party	  services	  where:

10%	  CUMULATIVE	  TOLERANCE

Certain	  charges	  are	  not	  subject	  to	  a	  
tolerance	  limitation,	  meaning	  the	  
amount	  charged	  to	  the	  borrower	  
may	  exceed	  the	  amount	  disclosed	  on	  
the	  Loan	  Estimate	  by	  any	  amount.

NO	  TOLERANCE

Certain	  charges	  are	  subject	  to	  a	  
10%	  cumulative	  tolerance:

Providing the Loan Estimate – Tolerance Limits 
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Loan Estimate Breakdown 

•  The GFE and Initial TIL combined = the Loan Estimate (“LE”)  
http://!les.consumer!nance.gov/f/201403_cfpb_loan-estimate_model-form-H24.pdf 
 

•  The samples you see in this presentation are an ARM loan unless otherwise noted. ARMs will have 
additional breakdowns on the form.  

 
•  Remember, if you use the alternative Loan Estimate then you must use the alternative Closing 

Disclosure. They are a married pair; they are! 
 



8 

•  Logo and slogan allowed at the top along with Creditor address. This must fit in the given area 
and not change the title or disclaimer.  

•  Date Issued: Date the disclosures are mailed or delivered to the consumer. 
•  Applicants: Names and mailing addresses of the applicants. 
•  Property: Address of the property, or if unavailable, at a minimum the zip code. 
•  Sale Price: The contract sale price of the property if the transaction involves a seller, or the 

estimated property value. 
 
http://www.consumer!nance.gov/regulatory-implementation/tila-respa/#disclosures 

Loan Estimate – Page 1 
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•  Loan Term: Maturity of the transaction, in months or years, as applicable. 
•  Purpose: Consumer's purpose for the transaction: Purchase, Refinance, Construction, or Home Equity Loan. 
•  Product: Product type, split between the interest rate type (Adjustable, Step, or Fixed Rate) and, if applicable, 

a non-interest rate dependent product "feature" (Negative Amortization, Interest Only, Step Payment, Balloon 
Payment, and Seasonal Payment). 

•  Loan Type: The type of loan, of which there are four selections: Conventional, FHA, VA, and Other. 
•  Loan Identification Number: A number used to identify the transaction. 
•  Rate Lock: Whether or not the interest rate is locked, and if so, for what period of time (including time zone), 

as well as the date the closing costs "expire." 

Loan Estimate – Page 1 
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•  Loan Amount must be disclosed as an exact number. A whole number must be disclosed without cents 
(i.e., $100,000 and not $100,000.00). 

•  Interest rate is required to be disclosed as an exact number up to two or three decimals. A whole 
number must be disclosed truncated at the decimal point (i.e., 4% and not 4.00%). 

•  If the payment is not monthly then “Monthly Principal & Interest” would be amended (e.g., "Bi-Weekly 
Principal and Interest"). If the initial payment is not known because the interest rate is not known, then 
the initial payment disclosure must be based on the fully-indexed rate 

Loan Estimate – Page 1 
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•  "Can this amount increase after closing?“ must be answered in bold font as “YES” or “NO”. If “YES”, 
bullets must appear to the right explaining the increases.  

•  For the Loan Amount, should use the words "Can go as high as" or "Goes as high as” 
•  Must note the date (e.g., year 6) of the last payment which may cause the principal balance to increase, 

using the term "Can increase until year X" or "Increases until". 
•  Interest Rate must note the frequency of adjustments and maximum interest rate. Specifically, use the 

phrases "Adjusts [interval] starting in year [X]". 
•  The dollar amounts in the Increases section are required to be rounded and percentages disclosed up to 

two or three decimal places. Whole numbers do not get decimals. 

Loan Estimate – Page 1 
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•  Where there is a range of payments possible, must provide a minimum and maximum of 
the possible payments. 

•  FHA mortgage insurance is included Mortgage Insurance.  
•  Escrow payment is rounded 
•  TRID has very detailed requirements for how to determine the correct number of 

columns for this table. 

Loan Estimate – Page 1 
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•  Should match the calculation shown on page 2 
•  The Estimated Closing Costs will have a breakout of the subcategories of closing costs: 

Loan Costs, Other Costs, and Lender Credits.  
•  Estimated Cash to Close will state the Cash to Close includes the Closing Costs 

Loan Estimate – Page 1 
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•  Must be listed alphabetically  
•  Points is the only hard coded line. If 

there are none, leave blank. Do not put 
“NA”.  

•  Points must be both in percent form 
and dollar form. Whole number will not 
have decimal. Percent up to two or 
three decimals.  

•  Only 13 lines allowed. If there are 
more, lump the remainder as 
“Additional Charges” on last line.  

•  Certain fees cannot be lumped: Points, 
Compensation paid by borrower, 
charge for loan level price adjustment 
passed to borrower. 

Loan Estimate – Page 2 
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•  Must be listed alphabetically  
•  If the borrower could shop but had to 

only  choose from a given list, it goes in 
this section. 
•  Not the same as a Written List of 

Service Providers  
•  Only 13 lines allowed. If there are 

more, lump the remainder as 
“Additional Charges” on last line.  

•  Remember, these are now 0% 
tolerance items.  

Loan Estimate – Page 2 
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•  Must be listed alphabetically with title 
fees preceded by “Title –” 

•  Only 14 lines allowed. If there are 
more, lump the remainder as 
“Additional Charges” on last line.  
•  However, you may use an addendum to 

itemize the additional charges. This is 
not allowable in the other sections.  

•  Remember, these are now 0% 
tolerance items if an affiliate of the 
creditor or broker is used. 
•  If picked from the Written List of 

Services Providers, it is a 10% item if 
not an affiliate.   

Loan Estimate – Page 2 
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•  Recording fees are charges imposed for 
recording documents based on the physical 
characteristics of the pages.  
•  The name of the fee does not affect where it 

is disclosed on the page. 
•  These are hard coded. If none, leave blank. 

•  The “(optional)” is required for charges for 
premiums paid for separate insurance, 
warranty, guarantee, or event-coverage, 
including owner’s title insurance.  

•  These are only required if known at the time 
the LE is disclosed.  

•  Lender Credits are subtracted from the 
subtotal of the closing costs in Section J.  

Loan Estimate – Page 2 
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•  Seller Credits are disclosed as a negative number.  
•  Adjustments and Other Costs is disclosed as a negative number 

but does not include costs paid by the loan originator, creditor, 
consumer, or seller, for costs borrower must pay.  

Loan Estimate – Page 2 

•  Closing Costs Financed is the 
amount of any closing costs to be 
paid out of loan proceeds. 
Disclosed as a negative number. 

•  Deposit, in a purchase 
transaction, is the amount paid to 
the seller or held in trust or escrow 
by an attorney or other party for 
the sale of the property, disclosed 
as a negative number. Otherwise, 
disclosed as $0. 
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Loan Estimate – Page 2 

•  This table only appears on ARMs 
or loans with adjustable payments. 
Not applicable on a Fixed Rate 
plain vanilla loan.  

•  Optional payments would be if the 
borrower could pay on a bi-weekly 
payment plan.  

•  Monthly Principal & Interest must 
be represented by these three lines 
in ARM transactions.  
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Loan Estimate – Page 2 

•  This table only appears on ARMs 
and cannot be included if the rate 
cannot change after closing.  

•  Index may be abbreviated.  
•  If it is a “Step Rate” and not also an 

“Adjustable Rate,” the "Index + 
Margin“ label changes to “Interest 
Rate Adjustments“. 
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Loan Estimate – Page 3 

•  Just one thing to note here. The phone number for the Loan Officer 
must be a direct line if the LO has a direct line.  
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Loan Estimate – Page 3 

•  The old Fed box disclosed Principal and Interest over the life of the loan. Here, we only 
disclose the total paid in the first 5 years and the principal paid in the first 5 years.  

•  APR is the same as today. If it is a whole number, it must be truncated.  
•  Total Interest Percentage is the amount of interest paid over the life of the loan, expressed 

as a percentage of the loan amount. This includes per diem interest.  
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Other LE Items to Consider 

•  The LE must be provided before the borrower is required to submit verifying information such as 
paystubs, bank statements, etc. 
•  Does not end Pre-Approvals for the industry!  

 

•  Before providing the LE, you may ask for the sales price and address of property. However, you may not 
require a purchase or sales agreement. 
  

•  Before providing the LE, you may ask for the names, account numbers, and balances of the borrower’s 
checking/savings account. However, you may not require a copy of the bank statement or similar 
documentation.  

 
•  Another restriction is the imposition of a fee prior to the borrower receiving the LE and indicating an 

intent to proceed.   
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© 2015 CMG Financial, All Rights Reserved. CMG Financial is a registered trade name of CMG Mortgage, Inc., NMLS #1820 in most, but not all states. CMG Mortgage, Inc. is an equal 
opportunity lender, licensed by the Department of Business Oversight under the California Residential Mortgage Lending Act No. 4150025, Loans made or arranged pursuant to a California Finance 
Lenders Law license No. 6053674. Offer of credit is subject to credit approval. For information about our company, please visit us at www.cmgfi.com. To verify our complete list of state licenses, 
please visit www.nmlsconsumeraccess.org. For more information on State licenses, please visit http://www.cmgfi.com/corporate/licensing. Not intended to serve as a business solicitation for 
residents in Massachusetts. For Wholesale Brokers and Select Partner Clients only. 

 

This is not meant to be legal advice. 
 

Please seek legal counsel as you implement TRID. 


