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Please note –  

These materials do not represent legal interpretation, guidance 
or advice of/from InterFirst Mortgage Company. We have made 
efforts to ensure the accuracy of this information; however, you 
should rely solely upon the TILA-RESPA Integrated Disclosure and 
its Official Interpretation(s). The information contained herein 
does not bind InterFirst Mortgage Company in any fashion and is 
subject to change at our sole discretion.  
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The Regulation 

The Consumer Financial Protection Bureau (CFPB) issued a final 
rule (TRID) amending Regulation Z (Truth in Lending Act) and 
Regulation X (Real Estate Settlement Procedures Act) to 
integrate mortgage loan disclosures.  
 
The purpose of the TRID rule is to create disclosures that 
consumers can more easily understand and eliminate 
inconsistencies.  It will also eliminate surprises at closing. 
 
Effective with applications taken on or after October 3, 2015, 
four existing disclosures will be replaced with two new 
disclosures. 
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New Loan Estimate 

The Loan Estimate (LE) integrates and replaces the existing Good 
Faith Estimate (GFE) and the initial Truth in Lending (TIL) 
disclosure. It provides the consumer upfront with the key 
features, costs, and risks associated with the loan.  

The LE must be delivered (provided or placed in the mail) within 
three business days of the receipt of the consumer’s loan 
application. InterFirst does not require it to be signed. 

GFE 
Initial 

TIL 
LE 



6 InterFirst Mortgage Company 6 InterFirst Mortgage Company 

New Closing Disclosure 

The Closing Disclosure (CD) integrates and replaces the existing 
HUD-1 Settlement Statement and the final TIL disclosure to 
make it easier for the consumer to understand all of the costs 
associated with the loan.  

It must be received by the consumer no later than three 
business days before consummation of the loan. 

HUD-
1 

Final 
TIL 

CD 
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What Transactions Are Covered? 

The TRID Rule applies to most closed-end consumer credit secured by 
real property and includes some previously exempt loans such as: 

 Construction only loans 
 Loans secured by vacant land 
 Loans secured by 25 acres or more 
 
The TRID Rule does not apply to: 

 HELOCS 
 Reverse mortgages 
 Loans secured by mobile homes or other dwellings that are not 

secured by real property 
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Records Retention 

 Loan Estimate - 3 years after the later of: 

- Date of consummation 

- Disclosures required to be made 

- Date action required to be taken 

 Closing Disclosure – 5 years from the date of 
consummation  (even if it is sold or servicing is 
transferred) 
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Timing Requirements 

To comply with the timing requirements for the 
mortgage transaction, it’s important to  know the 
legal definition of an APPLICATION and a BUSINESS 
DAY. 
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How is an Application Defined? 

1. NAME 

Borrower’s first and last 
name 

2. INCOME 

Borrower’s monthly income 

3. SSN 

Borrower’s Social Security 
number needed to obtain a 

credit report 

4. PROPERTY ADDRESS 

Subject property address 

5. PROPERTY VALUE 

Estimated Property Value for 
Purchase = Sales price 

For Refinance = Estimated 
value of the property 

6. TOTAL LOAN AMOUNT 

Amount sought 
The six pieces of 

information that make 
up an APPLICATION 
have not changed. 

However, the definition no longer 
includes the catch-all phrase “and 

any other information deemed 
necessary.” 



11 InterFirst Mortgage Company 11 InterFirst Mortgage Company 

How is a Business Day Defined? 

A business day has a different meaning for purposes of providing 
the Loan Estimate than it has for providing the Closing Disclosure.  

Traditional Definition 
Used for Providing 
the Loan Estimate 

• A day in which the 
creditor’s offices are 
open for “substantially 
all of its business 
functions” 

Precise Definition 
Used for Providing 

the Closing Disclosure 

• All calendar days 
except Sundays and 
legal holidays 

NOTE: InterFirst will only recognize a five day business week. 
Saturday will not be recognized as a business day under the 
traditional definition. 
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The Loan Estimate 

(GFE + Initial TIL) 
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Initial LE Timing Requirements 

In general, the initial LE must be provided to all applicants 
within 3 business days of the Application Date.  

• A business day is defined using the traditional definition. 

• For rescindable transactions, all non-borrowing parties 
must receive the LE in addition to the loan applicants. 

The initial LE must be provided no less than 7 
business days prior to Consummation.  
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Revised LE Timing Requirements 

A revised LE must be provided within 3 
business days of the Lock Date.  

A revised LE must be provided within 3 
business days when there is a valid 
Change in Circumstance. 
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Revised LE Timing Requirements Cont. 

The last revised LE must be provided no later 
than 4 business days prior to Consummation.   
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Additional LE Requirements 

 The LE  is not required if the application is 
withdrawn or denied within three days of receipt 

 It must be provided clearly and conspicuously in 
writing and in a form the customer can keep 

 If not delivered in person, the customer “receives” it 
three business days after it is placed in the mail 

 If delivered electronically, E-sign requirements must 
be followed. (Customer must consent to electronic 
delivery first)  
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Additional LE Requirements Cont. 

 A lender cannot require the consumer to submit documents 
verifying information on the consumer’s application until 
the LE has been provided 

 Prior to receipt of the LE, no payment information can be 
collected for the purpose of imposing a fee other than for 
the credit report (i.e. cannot collect and hold a check from 
the consumer to be cashed at a later date) 

 Disclosure needs to be segregated and no pages are to be 
added unless specifically allowed by the regulation 
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Additional LE Requirements Cont. 

 The LE must reflect the actual terms of the 
obligation or be based upon Good Faith Estimates 

 It must not be provided after the CD has been 
provided to the consumer 

 Any “issues” may not be remedied by InterFirst 
providing an updated disclosure 
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Additional LE Requirements Cont. 

 It must have the title of the LE and non 
applicable fields must be left blank (not NA) 

 Creditor can include logo/slogan (if it does not 
exceed the space provided) 

 Can physically affix a business card over the 
creditor name and address field 

 It must state that the customer should save the 
disclosure so it can be compared to the Closing 
Disclosure 
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Intent to Proceed  

After the LE is provided to the applicant, InterFirst will require 
evidence of the applicant’s intent to proceed. Every file must 
contain the borrower’s signed and dated acknowledgement 
that the applicant received the LE and intends to proceed with 
the loan application.  
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Intent to Proceed Cont. 

If the applicant communicates their intent to proceed 
more than 10 business days (according to the 
traditional definition) after the LE was delivered or 
placed in the mail, then the LE is expired. You can then 
issue a revised LE with changed fees.  
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Settlement Service List of Providers 

If the applicant is allowed to shop for services, the applicant 
must be provided with a Settlement Service List of Providers 
within 3 business days of the application date.  



23 InterFirst Mortgage Company 23 InterFirst Mortgage Company 

Settlement Service List of Providers Cont. 

The list must identify at least one available provider for each 
settlement service for which the customer can shop.  
 
It must include sufficient provider information to allow the 
customer to contact the provider. 
 
If the customer is not provided with a written list of providers 
within 3 days of the application date, then fees for the services 
the customer  is allowed to shop for are subject to the 10% 
limitation (zero if the provider is an affiliate). This is regardless 
of the provider selected by the customer (rather than unlimited 
if they select someone not included on the list). 
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Which Charges on the LE Can Change 
and by How Much? 

Depending on the type of charge, it can change 
according to one of the following three tolerance 
levels:  
 

 Zero Tolerance 

 10% Tolerance 

 Unlimited Tolerance (No “Tolerance” is 
applied to these fees) 
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Charges Subject to Zero Tolerance 

The following charges cannot increase (unless an 
exception applies – discussed later): 

1. Fees paid to the creditor and/or mortgage broker 
2. Fees paid to an affiliate of the creditor or 

mortgage broker 
3. Charges for services where the borrower is not 

permitted to shop 
4. Transfer taxes 
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Charges Subject to 10% Tolerance 

Charges for other services can increase, but generally 
not by more than 10% (unless an exception applies). 

Examples include:  

 Services the consumer can shop for but the 
consumer does not select a provider or chooses a 
provider from our list 

 Pest Inspection 

 Title Insurance 

 Survey Fee 
 



27 InterFirst Mortgage Company 27 InterFirst Mortgage Company 

10% Cumulative Tolerance Rule 

The 10% tolerance threshold is calculated based on 
the combined total of all fees subject to the 10% 
rule. This means that individual fees may increase by 
more than 10% without violating the rule.  

A tolerance violation will only occur if the 
cumulative total of fees from that category increases 
by more than 10%. 
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Charges Subject to Unlimited Tolerance 

Certain fees are allowed to increase without limit: 

 Prepaid interest, property insurance premiums, and 
funds placed in an escrow account 

 Fees for services that the customer was able to shop 
for when the customer chose a service provider that 
was not on the written list of service providers 

 Charges paid to service providers for services not 
required by the creditor 
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Exceptions to Tolerance Thresholds 

Exceptions can be made to the tolerance thresholds for 
certain circumstances.  

Exceptions Include: 

 The consumer asks for a change 
 The consumer chooses a service provider that was not 

identified by the creditor 
 Information specific to the consumer or transaction that was 

relied upon when providing the LE that was inaccurate or 
becomes inaccurate 

 Delayed settlement on a construction loan 
 The Loan Estimate expires 
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Timing Requirement for Exceptions 

When an exception 
applies, the creditor 
generally must provide an 
updated LE within 3 
business days (using the 
traditional definition). 
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Changing Fees 

If a revised Loan Estimate is provided, only those fees 
directly impacted by the change in circumstance can 
change. 
 
For example, if customer chooses a higher loan 
amount, then the title fees may increase if these fees 
were directly impacted by the higher loan amount. 
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Changing Fees Cont.  

Q: What if a creditor estimates a charge for a service that is 
not actually performed? 
A: The estimated fee for that service should not be 
considered when calculating potential tolerance violations. 
 
Q: What if a creditor does not provide an estimate for a fee 
that is a 10% tolerance fee that is later charged? 
A: A creditor may include the charge for a fee that would fall 
into the 10% tolerance limitation as long as the sum of all 
fees in the category do not increase on a cumulative basis by 
more than 10%. 
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Curing Tolerance Violations 

If fee tolerance limitations are exceeded: 

 For zero tolerance fee violations, the amount 
above the amount on the Loan Estimate must be 
reimbursed to the customer 

 For 10% tolerance fee violations, the amount over 
the 10% cumulative tolerance limit must be 
reimbursed to the customer 
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Which Amounts to Round on the LE 

Certain dollar amounts must be rounded to the 
nearest dollar. 

 The loan amount, balloon, and penalty amount 
(if the amount can change under the loan 
terms)  

Note: Do not round up the loan amount (pg. 1), 
but if it is a whole number, then truncate it to 
the decimal 
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Which Amounts to Round on the LE Cont. 

 Minimum and maximum payment amounts in 
the Projected Payments section 

Note: For Estimated Total Monthly Payments in 
the Projected Payment section (pg. 1), round if 
any component amounts are required to be 
rounded 

 Mortgage insurance maximum and escrow 
amount in the Projected Payments section 
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Which Amounts to Round on the LE Cont. 

 The sum disclosed under estimated taxes, 
insurance, and assessment 

 The following sections: Closing Cost Details - Loan 
Costs, Closing Cost Details - Other Costs, Calculating 
Cash to Close, Adjustable Payment Table, and 
Comparisons - In 5 Years 
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Special Rules for Rounding 

Do Not Round: 

 Per Diem Interest Amount and Per Month 
Escrow Deposit (pg. 2) 

 Percentage amounts – they should always be 
shown with two or three decimal places 

 If it is a whole percentage, truncate it 
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The Loan Estimate 

(Page 1) 



39 InterFirst Mortgage Company 

Example of  a 
Loan Estimate 
Page 1 
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DATE ISSUED: The date 
delivered or placed in the 
mail. If e-delivered, e- 
consent is required. 

APPLICANTS: List each 
applicant’s name and 
mailing address. If more 

space is needed to accommodate multiple borrowers, 
an additional page to the loan estimate may be added. 

PROPERTY: Address of subject property. Must include zip code 

SALE PRICE: From Offer to Purchase or estimate, if a refinance 

LE Page 1 – General Information 
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LOAN TERM: Less 
than 24 months is 
disclosed in 
months. 24 
months or more is 
disclosed in years.  

For example, if the term is 185 months, the correct disclosure 
would be “15 yr. 5 mo.” 

LOAN ID#: A Broker issued LE cannot have another lender’s 
name or loan number on it. 

RATE LOCK: Marked at the time the LE is prepared. If locked, the 
date and time when the lock period ends must be disclosed.   

LE Page 1 – General Information Cont. 
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Items that must be disclosed in the LOAN TERMS Table: 

 Loan amount 
 Interest rate at consummation 
 Initial monthly P&I. Note: MI is not disclosed here 
 Prepayment penalty and balloon payment information 
 Whether any amounts can increase after closing  

LE Page 1 – Loan Terms Table 
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If YES, an amount can increase after closing:  

 For ARMs, the LE must disclose the frequency of the 
rate changes, the first rate adjustment date, the 
maximum rate, the first date that the rate can reach 
the maximum rate, and a reference to the 
Adjustable Interest Rate Table (AIR Table) 

 There are similar requirements for P&I 
payments for adjustable rate loans 

LE Page 1 – Loan Terms Table Cont. 



44 InterFirst Mortgage Company 44 InterFirst Mortgage Company 

PROJECTED PAYMENTS: Must break down the monthly 
payment into P&I, mortgage insurance, and estimated escrow 
payments.  

LE Page 1 – Projected Payments 
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LE Page 1 – Projected Payments Cont. 

PROJECTED PAYMENTS: The first column will be for the initial 
payment information. additional columns will be required for 
changes (ARMs, PMI to reflect automatic termination, etc.). 
There can only be a maximum of four columns. 
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LE Page 1 – Costs at Closing 

ESTIMATED CLOSING COSTS: The total amount of closing costs  
(itemized on page two of the LE), listed with a general breakdown 
to the right of the total number. 

ESTIMATED CASH TO CLOSE: The total cash the consumer is 
expected to bring, or that will be paid to the consumer  at 
consummation. (Also itemized on page two of the LE in the 
Calculating Cash to Close table) 
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The Loan Estimate 

(Page 2: Closing Cost Details) 
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Example of an LE 
Page 2:  
Closing Cost Details 
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LE Page 2 – Loan Costs 

ORIGINATION CHARGES: Information including points to reduce 
interest rate, presented as a percentage and dollar amount 

 Includes all charges paid directly by the customer to the 
creditor 

 Application, origination, and underwriting fee, etc.  

 Charges related to loan level pricing adjustments must be 
listed separately 
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LE Page 2 – Loan Costs Cont. 

SHOPPING FOR 
SERVICES: Itemization 
of each settlement fee 
that the customer can 
and cannot shop for  

 Alphabetize 

 Clearly label all fees 
related to title services 
“Title –” 
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LE Page 2 – Other Costs 

 TAXES AND OTHER FEES: 
If these amounts are not 
paid by the customer, 
then leave them blank 

 PREPAIDS: HOI, flood 
insurance, mortgage 
insurance, prepaid 
interest, property taxes, 
and a maximum of three 
additional items 
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LE Page 2: Other Costs Cont. 

 INITIAL ESCROW PAYMENT 
AT CLOSING: Number and 
total of payments for each 
item escrowed, (e.g taxes, 
HOI, PMI, etc.) 

Note: There is no aggregate 
adjustment on the LE. 

 OTHER: Fees likely to be paid 
and not included elsewhere, 
should not include required 
services. Clearly label any 
title related services 
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LE Page 2 – Other Costs Cont. 

 All sections of Other Costs must be listed in alphabetical 
order 

 If any item does not fit in the space provided, total and 
list as ‘Additional Charges’ on the last available line – no  
itemization addendum is permitted 

 However, an Itemized Addendum is allowed for any state 
law disclosures 
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LE Page 2 – Cash to Close 

 Calculated by offsetting 
total Closing Costs with 
fees that are financed,  
down payment, seller 
credits and any other 
adjustments and credits 

 For refinances, an 
alternative table can be 
used that excludes down 
payment/deposit funds, 
seller credits and 
adjustments 
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LE Page 2 – Adjustable Interest Rate Table 

 Required if the periodic P&I 
may change after 
consummation 

 Not required if changes to P&I 
are related to interest rate 
adjustments 

 Include the index and the 
margin, the initial rate, 
minimum and maximum 
interest rates, change 
frequency, limits on interest 
rate changes 
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LE Page 2 – AIR Table Cont. 

 If terms are applicable, additional information on 
changes must be provided 

 Includes disclosure if terms include interest only, 
optional payments, step payments, or seasonal 
payments 

 If table is not applicable, it must be removed from 
the form 
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The Loan Estimate 

(Page 3: Additional Information About This Loan) 
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Example of an LE 
Page 3:  
Additional 
Information About 
This Loan 
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LE Page 3 – Contact Information 

CONTACT INFORMATION includes:  

 The name and NMLS unique identifier for the creditor and 
the loan officer 

 The email address and phone number of the loan officer 
(can be a general phone number) 
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LE Page 3 - Comparisons 

IN 5 YEARS: Total amount the customer will pay in principal, 
interest, mortgage insurance, and loan costs through the 60th 
month after the due date of the first periodic payment. Also 
provides amount of principal paid through the 60th month. 
 Assumes all payments are made timely 
 Watch calculations for ARM loans 
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LE Page 3 – Comparisons Cont. 

The Comparisons section also provides the:  

 Annual percentage rate (APR) per 1026.22 of TILA 

 Total Interest Percentage (TIP) 

TIP is the total amount of interest that the consumer 
will pay over the loan term, expressed as a 
percentage of the loan amount. This also includes 
per diem interest. Total interest/loan amount = TIP 
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LE Page 3 – Other Considerations 

 APPRAISAL: Model appraisal disclosure can be excluded if it is 
not required. May remove the word “promptly” if subject to 
appraisal requirement of TILA (i.e., an HPML loan) but not 
ECOA 
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LE Page 3 – Other Considerations Cont. 

The Other Considerations section also provides:  

 Loan assumption information 

 At creditor’s option, the model disclosure for required 
homeowner’s insurance 

 Late payment information, including the number of days 
late that triggers a late charge 

 Refinance model language per 1026.37(m) 

 Creditor’s intentions about servicing the loan 
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LE Page 3 – Confirm Receipt 

 At the creditor’s option, can use the model ‘Confirm Receipt’ 
language and space for customer’s signature 

 Customer is NOT required to sign 

 If the model language is not used, the creditor must include 
the model ‘Loan Acceptance’ disclosure under Other 
Considerations section 

- “You do not have to accept this loan because…” 
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The Closing Disclosure 

(HUD-1/1A + Final TIL) 
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The  Closing Disclosure 

For loans that require a 
Loan Estimate and that 
proceed to closing, 
creditors must provide a 
new final disclosure 
reflecting the actual terms 
of the  transaction called 
the Closing Disclosure 
(CD).  
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Timing Requirements for the CD 

The CD must be received no later than 3 business days 
before Consummation of the loan (the date the Note is 
signed).  
 A business day is defined using the precise definition 

(all calendar days except Sundays and legal holidays). 

 For rescindable transactions, all non-borrowing parties 

must receive the  CD in addition to the loan applicants. 

The creditor is required to provide corrected 
disclosures containing the actual terms of the 
transaction at or before Consummation. 
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Timing Requirements for the Corrected CD 

 

If there are changes to the loan’s APR exceeding 
1/8th, either up or down, changes to the loan 
product, or the addition of a prepayment penalty, 
a new 3 day waiting period is required before 
Consummation. 

 
During the 30-day period following consummation, if an 
event  causes the CD to become inaccurate, and the 
inaccuracy results in a change to an amount paid by the 
consumer from that amount disclosed, the creditor shall 
provide corrected disclosures not later than 30 days after 
receiving information sufficient to establish that such event 
has occurred. 
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Additional CD Requirements 

 The CD generally must contain the actual terms and 
costs of the transaction 

 Creditors may estimate disclosures using the “best 
information reasonably available” when the actual 
term or cost is not available at the time the 
disclosure is made 

 Creditors must act in good faith and use due 
diligence in obtaining the information 

 The creditor may rely on other parties to obtain the 
information (e.g. the settlement agent) 
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Additional CD Requirements Cont. 

 InterFirst will not allow any waiting period to be 
waived for any reason 

 InterFirst will require all parties to the transaction to 
sign the Closing Disclosure 
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The Closing Disclosure 

(Page 1) 
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Example of  a 
Closing Disclosure 
Page 1 
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CD Page 1 – General Information 

The first page of the Closing Disclosure looks the same as  
page 1 of the Loan Estimate.  

It describes: 

 Loan Terms 

 Projected Payments 

 Costs at Closing 
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Example of  a 
Closing Disclosure 
Page 2:  
Closing Cost Details 
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CD Page 2 – Closing Cost Details 

Page 2 itemizes costs with columns indicating the party and 
timing of payment. It closely mirrors the closing cost information 
on the LE.  

It provides a breakdown of all: 

 Credit required costs 

 Other costs 

 Allocation and timing of payment 

All items entered are alphabetized and go below all prescribed 
(hard coded) entries. 

Note: Loan originator compensation paid by the creditor is 
disclosed in “Paid by Others” column 
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Example of  a 
Closing Disclosure 
Page 3 
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CD Page 3: Cash to Close and 
Summaries of Transactions  

Page 3 of the Closing Disclosure has:  

 The Calculating Cash to Close table  

 Summaries of Transaction table (for the borrower 
and seller) 
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Example of  a 
Closing Disclosure 
Page 4: Additional 
Information About 
This Loan 



79 InterFirst Mortgage Company 

CD Page 4 – Additional Information 
About This Loan  

Page 4 includes disclosures about: 

 Assumption 

 Demand Feature 

 Late Payment 

 Negative Amortization 

 Security Interest 

 Partial Payments 

 Details of Escrow Account scenarios 

 In the future disclaimer 
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Example of  a 
Closing Disclosure 
Page 5 
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CD Page 5 – Calculations, 
Disclosures, Contacts  

Page 5 contains: 

 The Loan Calculations table 

 Additional disclosures for appraisals, contract details, 
liability after foreclosure, future refinance, and tax 
deductions 

 Contact information of lender, broker(s) and settlement 
agent 

 CFPB contact information 

 Applicant(s) Signature(s) – required  
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Resources 

Thank you for joining the webinar!  

Further information can be found on the CFPB’s website 
and in InterFirst’s Portal under Guides and Forms. 

Additional Resources: 
TRID 

Charts 
CFPB TRID 

FAQs 

still https:/portal.interfirst.com/Docs/GuidesAndForms.aspx
still https:/portal.interfirst.com/Docs/GuidesAndForms.aspx
http://www.consumerfinance.gov/knowbeforeyouowe/
still https:/portal.interfirst.com/Docs/GuidesAndForms.aspx
still https:/portal.interfirst.com/Docs/GuidesAndForms.aspx
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Please note –  

These materials do not represent legal interpretation, guidance 
or advice of/from InterFirst Mortgage Company. We have made 
efforts to ensure the accuracy of this information; however, you 
should rely solely upon the TILA-RESPA Integrated Disclosure and 
its Official Interpretation(s). The information contained herein 
does not bind InterFirst Mortgage Company in any fashion and is 
subject to change at our sole discretion.  
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Please contact your InterFirst Account Executive if you 

have any questions, concerns, or require additional 

assistance. 

333 Knightsbridge Parkway, Suite 210 
Lincolnshire, IL 60069 
PH: (847) 239-7272 
www.interfirst.com 

 For Mortgage Professionals Only 

IMC – Loan Estimate and Closing Disclosure Overview (REV091415KJ) 

http://www.interfirst.com/



