
TILA-RESPA Integrated Disclosures (TRID)

TRAINING AND IMPLEMENTATION

Effective October 3, 2015

Loan Estimate (LE) & Closing Disclosure (CD) 

PROTECTING THE CONSUMER
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CHANGES
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3-Day Rule

New Forms

Variations

Average Cost Pricing



COMBINING NEW FORMS

– Good Faith Estimate and initial Truth-in-Lending 

become “Loan Estimate” (LE)

– HUD-1 AND FINAL Truth-in-Lending become 

“Closing Disclosure” (CD)

– HUD-1 is still in play ONLY with certain types of 

loans
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HUD 1 Still in Play on: 

Home-Equity lines of credit

Reverse mortgages

Mortgages secured by a mobile home or 

dwelling not attached to land 

No-interest second mortgages made for 

down-payment assistance, energy efficiency, 

or foreclosure
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NEW TERMINOLOGY

OLD TERMINOLOGY NEW TERMINOLOGY

Lender Creditor

Borrower Consumer

Closing/Settlement Consummation

Tolerances Variations
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LOAN ESTIMATE 

FORM (LE) Page 1 of 3

• The LE may be provided by 

either the mtg. broker or the 

lender & in some cases the 

settlement agent; the lender 

is responsible for its accuracy

• Combines and replaces the 

existing 2 page “early” Truth-

in-Lending (TIL) disclosure 

and 3 page Good Faith 

Estimate (GFE)

• Must be provided no later 

than 3 business days after a 

consumer submits a loan 

application
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Loan Estimate 

Form contd. Page 2 of 3 

• A creditor can issue the LE 
when they have 6 items of 
information from the 
Consumer

• Any cost other than a credit 
report fee is disallowed 
during this process

• It is important to note, the 
intent of the LE will be that 
the Closing Disclosure (CD) 
numbers mimic similar 
numbers, with minimal 
change to fees
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Loan Estimate 

Form contd. Page 3 of 3 

• The LE is subject to 

variations (previously 

called “tolerances”)

• May be accompanied by 

a list of settlement 

service providers

• Settlement agent in rare 

cases may be asked to 

deliver.

• The LE is 3 pages long
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CLOSING 

DISCLOSURE FORM 

(CD)

• Combines and 

replaces the existing 2 

page final Truth-in-

Lending disclosure 

(required by TILA) and 

the three page HUD-1 

Settlement Statement 

(required by RESPA
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Closing Disclosure 

Form contd. Page 2 of 5

The CD is 5 pages long 

(attachments could bring 

this to more pages).  

It is 8-1/2 x 11 in size
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• The creditor remains 

legally liable for all the 

information on the CD, 

however with the 

following options :

– The lender prepares the 

entire form or

– The lender and the 

settlement agent share 

responsibility for 

preparing the form and

– Preparation and delivery 

will most likely be a 

collaborative effort

Closing Disclosure 

Form contd. Page 3 of 5



DIFFERENCE BETWEEN 

CD AND HUD-1

• The CD form does not retain 
the current line numbers used 
on the HUD-1

• Note: The CD form has 
Subsections which are 
alphabetized

• The line items in each 
subsection also requires fees to 
be shown alphabetically

• Another nuance is all title fees 
must start with the word 
“Title” (e.g., Title-Settlement 
Fee) 
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Closing Disclosure 

Form contd. Page 4 of 5
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Closing Disclosure 

Form contd. Page 5 of 5



THREE DAY RULE

• The creditor must provide the “Closing Disclosure” 

(CD) to the borrower at least 

3 business days before closing;
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Acceptable forms of delivery:

• Providing it to the consumer in person

• Mailing, or by other delivery methods, including email

• Creditors may use electronic delivery methods subject 

to compliance with the consumer consent and other 

applicable provisions of the electronic Signatures in 

Global and National Commerce Act

• Seller must receive no later than day of consummation 

from Escrow Officer
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3-Day Closing Rule Calendar courtesy of ALTA.org



Re-DISCLOSURE

• In limited circumstances, the (CD) form must 

be re-disclosed and the 3-day clock restarts:

– APR changes

– Addition of prepayment penalty

– Product changes (loan amt., interest                        

rate, or material changes to the contract)

*The borrower may waive re-disclosure in very limited circumstances

**Exceptions to delivery timelines must be approved by Lender (bona 

fide personal emergency, catastrophic event and/or medical emergency)
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LIMITS ON VARIATION

• The final rule does not allow changes to more 
types of charges from the loan estimate to the 
CD.  A “zero tolerance” now applies to

– Lender or broker charges

– Fees charged by an affiliate of the creditor

– Fees charged by service providers selected by the 
creditor

– Charges for services for which the consumer is not 
permitted to shop or where the consumer must select 
from a list of providers furnished by the creditor
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WRITTEN LIST OF PROVIDERS

• As in the HUD regulation the following is 

applicable;

• Lender must provide consumer with Settlement 

Service Providers List

• List must be provided on a separate piece of paper

• May expressly state that list is not an endorsement 

of providers

• Must have at least one provider for each service 

for which the consumer may shop
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AVERAGE COST PRICING

• Average charges can be used as long as the 

charge does not inflate the overall settlement 

costs

• If a creditor chooses to use an average charge 

for a settlement service for a particular loan 

within a class, then the creditor must use that 

average charge for that service on all loans 

within the class
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LIABILITY CHANGES

• Under TILA

– Private right of action for violations  

(with attorney’s fees, and costs) 

– Statutory penalties up to $4,000.00 for failures to properly provide 

certain disclosures (including finance charge, APR)
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• Under RESPA

No private right of action for GFE and HUD-1 disclosures

• Under Dodd-Frank

CFPB enforcement of consumer financial laws (includes TILA and RESPA)

$5,000.00 per day violation; $25,000.00 per day for reckless violations;

$1,000,000.00 per day for knowing violations
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In the “Closing Disclosure” page 2, Section “H”, the word “Optional” 

is required for the description of the “Owners Policy of Title 

Insurance”; 

In the event the consumer should want to waive the “Owners Policy 

of Title Insurance” a Real Estate Addendum should be obtained to 

reflect such change to protect you as the Real Estate Agent and the 

Broker of record;  

Owners Policy of Title Insurance

Disclosure of Fees
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Owners Policy of Title Insurance continued

The CD requires that the title fees be reflected in a certain manner, as 

described below.  In doing this, the document does not reflect the full 

accurate numbers. The Title Industry will also be issuing a “Settlement 

Statement” to clarify the inaccuracy of the numbers on the CD

Example of what is required on CD:

CD will reflect: Full owner’s title insurance premium, adding the simultaneous
issuance premium for the lender’s coverage, and then deducting the full 

premium for lender’s coverage;



EXPECTATIONS AT THE CLOSING TABLE

• Borrower’s CD (updated at or before consummation) may delay closing

• Seller’s CD (can be provided at or before consummation)

• Final Closing Statement (prepared by the settlement agent)

• All documents have different purposes but should match on bottom line, 

including Lender’s Closing Instructions
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TIPS TO KEEP IN MIND

• Contract Dates should be written 45 to 60 days to comply and meet 

timeline requirements; Avoid “Paid Outside of Closing (POC)” items

• Have a pre-walk-through a minimum of 14 days before closing to avoid 

additional monetary items being changed at the last minute!



Thank You

Please do not hesitate to contact OCT with your 

questions or concerns regarding these changes.  

We must all work together to ensure these changes 

transition as smoothly as possible into our daily 

business routines.
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