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SCOPE ï TILA/RESPA INTEGRATION  

ÅEffective Date:  New TILA/RESPA integration disclosures for all 
ñapplicationsò received on or after August 1, 2015. 

ÅTwo Tier Operations:  Existing disclosures for pre 8/1/15 appôs that 
close anytime thereafter.  Cannot use new disclosure for pre 8/1/15 
apps. 

ÅCovered Loans:  New TILA/RESPA integration disclosures apply to 
all ñclosed end consumer credit transactions secured by real 
propertyò (except reverse mortgages).  Construction only, vacant 
land or > 25 acres NO LONGER EXEMPT 

ÅOld Forms Replaced:  For covered loans on and after the effective 
date, no Good Faith Estimate; no old TILA forms 

ÅNew Forms:  For covered loans, old forms replaced by ñLOAN 
ESTIMATEò and ñCLOSING DISCLOSUREò. 
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TIMING ï LOAN ESTIMATE 

ÅKEY DEFINITIONS: 

ÅñApplicationò:  Submission of  

üName 

üIncome 

üSocial security number (to obtain credit report) 

üProperty address 

üProperty value estimate 

üMortgage loan amount sought 

 

*  No longer includes catchall: ñany other information deemed necessaryò  

*  Can be written or electronic format/written record of an oral app 

*  Systems need to change 
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TIMING ï LOAN ESTIMATE 

ÅñBusiness Dayò -  generally the ñrescission definitionò of every 

day except Sunday and enumerated federal holidays; EXCEPT 

ñdays openò definition for: 

 LOAN ESTIMATE DELIVERY ï 3 ñbusiness dayò 

period after receipt of application:  ñdays openò for business. 

 EXPIRATION OF LOAN ESTIMATE ï 10 ñbusiness 

dayò period after Loan Estimate provided (ñdays openò).  

ÅñDays openò ï ñopen to the public for substantially all of its 

business functionsò ï Saturdays? 
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TIMING ï LOAN ESTIMATE 

ÅDelivery of Loan Estimate (and Special Information Booklet for 
purchase transactions) 

Å3 ñbusiness daysò after receipt of ñapplicationò (ñdays openò) 

ÅNot later than ñ7 business daysò before ñconsummationò (ñrescissionò) 

ÅDeemed received ñ3 business daysò after mailing (ñrescissionò) 

ÅWaiver of pre-consummation 7 business day period: bona fide personal 
financial emergency ï i.e. foreclosure sale 

ÅIf within 3 business days creditor rejects or application withdrawn, no Loan 
Estimate 

ÅCannot condition providing loan estimate on consumer submitting verification 
documents 
 

ÅCan Loan Estimate go before all 6 application items received? 
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LOAN ESTIMATE ï CREDITOR OR BROKER  

ÅCreditor responsible to deliver 

ÅIf mortgage broker, either may deliver BUT creditor responsible 

for any errors or defects: for compliance 

ÅMortgage broker subject to recordkeeping -  3 years for Loan 

Estimate 

ÅNeed to communicate with brokers 
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LOAN ESTIMATE ï WRITTEN LIST OF PROVIDERS 

Shopping ï Identify settlement services (if any) for which consumer may 

shop (eligible for 10% good faith tolerance) 

Separate disclosure ï written list of providers must accompany Loan 

Estimate; at least one provider for each service; with contact info; must 

accompany Loan Estimate. 

Statement ï ñmay choose another providerò (but ñgood faithò flexibility for 

lender) 

Affiliates ï May be included, but follow RESPA  AfBA rule. 

Loan Estimate ï Providers on written list must correspond to ñSettlement 

Services can shop forò on Loan Estimate 

7 



H-27(B) SAMPLE OF WRITTEN LIST OF PROVIDERS 
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EARLY WRITTEN ESTIMATE: MARKETING 

ÅNew disclosure requirement 

ÅIf written estimate specific to the consumer provided before 

receipt of Loan Estimate, a clear notice must appear at top of 

first page; at least 12 point font 

ÅAppendix H-26:   

Your actual rate, payment and costs could be 

higher.  Get an official Loan Estimate before 

choosing a loan. 

Å May not have headings substantially similar to Loan Estimate 
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EARLY WRITTEN ESTIMATE: PREAPPROVALS 

ÅCFPB:  TRID not intended to prohibit preapprovals or 

prequalifications. 

ÅEarly Written Estimate useful for prequalifications. 

ÅMay strategically collect information so that not collecting all six 

elements of an ñApplicationò. 

ÅMay run a credit report and collect credit report fee 

ÅMay collect information from consumer, BUT may not require 

consumers to submit documents verifying information prior to 

consumer receiving the Loan Estimate. 
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FEE LIMITATIONS 

ÅNo fee imposition until consumerôs receipt of Loan Estimate 

and indication of intent to proceed 

ÅCreditor can define manner of communication of intent 

ÅRecordkeeping requirements apply to communication of intent 

ÅException:  Creditor or broker can impose ñbona fide and 

reasonableò credit report fee before receipt of Loan Estimate 

ÅCannot take method for payment in advance 

üNo obtaining credit card number 

üNo holding of check 
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ñGood Faithò ï Limits on Changes in Fees 

ÅGood Faith General Rule: ï Charge imposed at closing may not exceed that disclosed in 
the Loan Estimate. 

ÅZero Tolerance 

ü Fees to creditor, broker, affiliate 

ü Unaffiliated 3rd party fees not allowed to shop 

ü Transfer taxes. 

Å10 Percent Rule Good Faith Tolerance: 

ü (1) Recording fees; and 

ü (2) Aggregate of third party charges paid by consumer; 

Å Such third party charges not paid to affiliate or creditor, and 

Å Consumer permitted to shop for such third party charge and selects provider from written list. 

ÅOther Variations Permitted:  (only if based on best info available) 

ü Prepaid interest; property insurance; amounts in escrow;  

ü Can charge less than $$ on Loan Estimate 

ü Charges paid for 3rd party service providers not required by creditor 

ü If creditor permits consumer to shop and consumer selects 3rd party provider not on written list 
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ñGood Faithò ï Revised Loan Estimate 

ÅMay send revised Loan Estimate only if increase exceeding good faith is 
caused by: 

ÅñChanged Circumstances re settlement chargesò ï extraordinary event, information 
inaccurate or changed, or new information not relied on 

ÅñChanged Circumstances affecting eligibilityò ï change impacts creditworthiness or 
value of security which increases fee (one becomes unemployed) 

ÅRevisions requested by consumer 

ÅFloating rate ï no later than three business days after the rate is locked, shall provide 
revised Loan Estimate with revised rate, points, lender credits and other interest rate 
dependent charges. 

ÅExpiration ï intent to proceed not received after ñ10 business daysò (ñdays openò) 

ÅConstruction ï If settlement will occur more than 60 days after Loan Estimate, and if 
Loan Estimate reserves the right to send revision; place in ñOther Considerationsò 

ÅKeep records of changed circumstances 
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ñGood Faithò ï Revised Loan Estimate 

ÅTiming of Revised Loan Estimate 

ÅWithin 3 ñbusiness daysò of receiving info (ñdays openò for business 

definition) 

ÅNot after delivery of Closing Disclosure 

ÅNot later than 4 ñbusiness daysò prior to consummation (ñrescissionò) 

(if by mail, 7 business days before consummation) 

ÅChanged Circumstances later than 4 business days before closing: 

Åif between 4th & 3rd business day before, insert revised charges on Closing 

Disclosure 

Åif after first Closing Disclosure (within waiting period), put revised charges on 

Closing Disclosure given at consummation, and compare to prior Closing 

Disclosure 
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LOAN ESTIMATE ï General Rules 

ÅReflect Legal Obligation ï best information available 

ÅClear and conspicuous; segregated; MUST USE FORM H-24 if 
ñfederally relatedò; ñmodelò if not 

ÅñEstimatesò ï may label if exact info is ñunknown,ò i.e. not reasonably 
available; IF H-24 USES ñESTIMATEò MUST USE 

ÅñN/Aò ï use if a disclosure inapplicable, or can leave blank 

ÅRounding rules ï generally use 2 or 3 decimals unless rounding 
required;  

Åperiodic mortgage insurance must be rounded;  

Ådollar amounts rounded to nearest whole dollar  

ÅSpanish language ï Form H-28 
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H-24(B) Mortgage Loan Transaction Loan Estimate - Fixed Rate Loan Sample-pg 1 

16 



LOAN ESTIMATE ï General Information Section 

ÅñCreditorò ï if mortgage broker delivering and creditor not known, 
leave blank; can use logo if does not exceed space 

ÅñSale Priceò ï for a refinance, use ñestimated property valueò 

ÅCan use information from the applicant or own estimate 

ÅIf creditor has an appraisal, value to be used in underwriting is disclosed 

ÅñLoan Termò ï if uneven, use, for example ñ15 yr, 5 moò 

ÅIf less than 24 months use ñ16 moò for example 

ÅIf unknown, state possible range, including the maximum 

ÅñPurposeò ï Purchase, Refinance, Construction, Home Equity 

ÅñApplicantsò ï if multiple, list each  

ÅñPropertyò ï always use a zip code  
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LOAN ESTIMATE ï General Information Section 

ÅñProductò ï both the product, and payment change feature (see p. 24) 

ÅProducts:  ñFixed Rateò ñAdjustable Rateò ñStep Rateò 

Å For ARM and Step Rate, precede Product name with introductory rate duration and frequency 
of first adjustment period  

ÅExample:  ñ5/3 Adjustable Rateò 

ÅIf no introductory rate:  ñ0/3 Adjustable Rateò; if unknown, the shortest potential  

ÅPayment Change Features: ñNegative Amortizationò ñInterest Onlyò ñStep 
 Paymentò ñBalloon Paymentò 

Å Payment change feature precedes disclosure of product  

ÅPrecede feature with its duration:  i.e. ñ5 Year Interest Only, 5/3 Adjustable Rateò 

ÅFor balloon payment, year due, i.e. ñYear 7 Balloon Payment, Fixed Rateò 

Å If more than one feature, only disclose first applicable 

ÅUneven Periods: more than 24 months, use decimals, i.e. ñ2.5/1 Adjustable 
Rateò; less than 24, use months, i.e. ñ18mo.ò 
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LOAN ESTIMATE ï General Information Section 

ÅñLoan Typeò 

ÅñConventionalò ñFHAò ñVAò 

ÅñOtherò ï for state guaranteed loans and other federal programs 

ÅNeed short description: i.e. US DA Rural Housing Service  - ñRHSò 

ÅñLoan Identification Numberò 

ÅDetermined by creditor; must be unique to the specific loan 

ÅñRate Lockò 

ÅIf locked, disclose the time that lock expires w time zone (i.e. ñESTò)  

ÅñExpiration of Loan Estimateò ï disclose whether or not rate is locked 
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H-24(B) Mortgage Loan Transaction Loan Estimate - Fixed Rate Loan Sample- pg 1  
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H-24(B) Mortgage Loan Transaction Loan Estimate - Fixed Rate Loan Sample- pg 2 
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H-24(B) Mortgage Loan Transaction Loan Estimate - Fixed Rate Loan Sample- pg 2 
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H-24(B) Mortgage Loan Transaction Loan Estimate - Fixed Rate Loan Sample- pg 3 
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H-24(B) Mortgage Loan Transaction Loan Estimate - Fixed Rate Loan Sample- pg 3 
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